E.T. Claydon and Sons
December 2020

A vision for a vibrant and sustainable
future for Wickhambrook

Our vision for Wickhambrook is a vibrant and prosperous
future, enabled by sustainable growth that will meet the
needs of the local community. Aspirational yet deliverable,
our vision entails: high-quality new homes for those who
most need them; employment opportunities to boost the local
economy; community facilities and services to support village
life; green spaces and landscaping to bring people into contact
with nature and the countryside that surrounds them; and the
digital infrastructure necessary for a 21st century village.

A vision for a vibrant
and sustainable future
for Wickhambrook
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01
What is this
document?
This Vision Document has been
prepared by the Claydon family,
to be submitted to the West
Suffolk ‘Issues and Options’
consultation process.

The purpose of the consultation is to identify the
key issues that will have an impact on the future
of West Suffolk, and to realise the options that are
available to the Council in planning for growth. The
responses to this process will contribute to the next
stage of consultation – the ‘Preferred Options’ draft
of the Local Plan – which is anticipated to take place
in late 2021. This document has been informed by
the three ‘parts’ that comprise the Issues and Options
consultation document, as well as the evidence base
that surrounds it.
The Vision Document supports our response to
the consultation, with the overarching aim of
demonstrating how growth could be delivered in
Wickhambrook in a controlled, proportionate and
sustainable manner. Our approach reflects best
practice with respect to environmental assessment
and masterplanning, and places sustainability, rural
community and the rural economy all at the heart of
the vision.

Page 4

E .T. Cl aydo n an d Son s

December 20 20

Page 5

02
Who are we?
As employers, farmers, landowners and residents
ourselves, we have a longstanding connection to the
village of Wickhambrook.
Our family have been farming the Suffolk Claylands
since the early 1900s and, in more recent years, via
our other family business (Claydon Yield-o-Meter Ltd,
or ‘Claydon Drills’ more generally), have pioneered a
number of agricultural engineering solutions which
have gone to be sold and used by farmers worldwide.
From humble beginnings at our base at Gaines
Hall to the west of the village, the Claydon Yieldo-Meter business has grown to consist of a highly
skilled workforce and production facility capable
of producing a number of world class agricultural
products. Integral to achieving this success is three
generations of experience of farming in the village of
Wickhambrook, and over a quarter of a century of
agricultural innovation alongside it.
Ongoing investment in research and development
has meant that we have both established and
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maintained a market leading position in the field
of sustainable agricultural machinery. Numerous
variations of our minimum and no-tillage Claydon
Drill have enabled farmers to produce consistently
high-yielding crops at a much lower cost, while all
at the same time, reducing energy consumption and
chemical inputs into the farming process.
Wickhambrook is an integral part of our brand
and is likely to remain the foundation of the
business for many years to come. Our connection
to Wickhambrook extends far beyond our role
as manufacturers and employers. The fourth
generation of the family is currently going through
education at the village’s primary school and Jeff
(second generation) has been a member of the
Parish Council since the early 1980s, including a
period as Chairman. We are also actively involved in
other village activities and offer our assistance with
wider community initiatives wherever we can. As
landowners and farmers, we are proud custodians
of much of the countryside that surrounds
Wickhambrook and forms its rural setting.
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What is our vision?
Our vision for Wickhambrook is a vibrant and sustainable future, characterised by a well-connected, selfsustaining village with a happy and healthy residential community at its heart. This vision would be enabled by:
• H
 igh-quality new homes for those who most
need them;
• Opportunities for those that want to, to design
and build their own homes within the village;
• The provision of sheltered and retirement
housing, ensuring the village’s elderly population
are able to grow old in the comfort of the village
that they love;
• A coworking and collaboration space that
provides a professional environment, close to
home, allowing people to work more flexibly,
waste less time commuting, and thereby spend
more time with their families and stay rooted
within the community;
• Commercial incubator and workshop units
featuring ample storage space and on-site
parking, suitable for budding entrepreneurs
and tradespeople that wish to scale up their
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operations, in an environment that is local and
convenient to them;
• The scope for expansion of our current site, to
facilitate the anticipated growth in the business
and employment, which in turn will deliver a
multitude of benefits to the local and regional
economy;
• An enhancement of the village’s existing
community and leisure facilities, providing new
and improved spaces for people to meet, relax,
work and play;
• A series of new green spaces and landscaping
which will help connect the surrounding
countryside with the centre of the village; and
• State of the art digital infrastructure, such as Fibre
to the Premises (FTTP) broadband and electric
vehicle charging points (EVCPs), necessary for
a 21st century village to thrive.
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How have we realised
this vision?
Wickhambrook is unlike a lot of rural settlements in
West Suffolk in that it encompasses the core village
area and a number of surrounding dispersed hamlets,
with the majority of built development concentrated
around historic greens and tyes. This means that
the built environment of the village comprises a
number of clusters and therefore there are only a
limited number of opportunities for growth that
would not result in coalescence between clusters.
Our vision, however, represents an opportunity to
deliver the level of growth necessary to meet the
needs of the local community, in a controlled and
proportionate manner, meaning the village’s historic
and distinctive settlement pattern can be protected
and sustained.
Our proposal for the growth of Wickhambrook
focuses on four discrete parcels of land, three
of which have previously been submitted to the
Council’s Strategic Housing and Economic Land
Availability Assessment (SHELAA) and been

included for housing. The fourth is to be submitted
in response to the Council’s latest Call for Sites
(closing in December 2020).
The process by which we have realised this vision
has been led by the environmental and technical
assessment work of an experienced multidisciplinary
team, with expertise in the areas of planning,
masterplanning, transport planning, landscape
planning, heritage, arboriculture and ecology
(see accompanying addendum for this work).
The shared input of our team has enabled us to
undertake a holistic analysis of the opportunities
and constraints that characterise Wickhambrook
(see Considerations Plan on page 13), in order to
demonstrate that our vision – growth of a modest
scale – is possible without causing significant harm,
and in manner that respects the village’s context,
character and rural setting.

Our environmental and technical assessment work
has demonstrated that the following key principles
are essential to ensuring that any future growth of
the village is sustainable:
• The concept of distinct developable areas that
closely align with the village’s historic clusters,
helping to assimilate new built form into the
historic settlement pattern and reinforce local
distinctiveness;
• Growth to be facilitated via access from Bunters
Road, with potential for a new connection to
Back Lane;

1945

• T
 he reinstatement of remnant historic field
boundaries to define and contain land that might
be suitable for the development needed;
• Utilising

the village’s landform and existing
network of green infrastructure to guide the
distribution of growth to the areas of lowest
landscape and visual sensitivity (see images
opposite), and to retain prominent views out to
the wider countryside;
• P
 reserving and protecting features of ecological
value and using any development as a means of
delivering a net gain in biodiversity; and

2018

• A
 strategic approach to new green infrastructure
and landscaping to better link the village to the
surrounding countryside, and to improve access
for residents and wildlife.
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Listed buildings
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Bus stop
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Our plan for delivering our vision for the sustainable growth of Wickhambrook over the next 20 years is
illustrated by the following concept drawings. These have been informed by our environmental and technical
assessment work and are based on our desire to ensure a vibrant and sustainable future for Wickhambrook.
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What might sustainable
growth look like?

• A new community hub to complement the village’s
existing facilities. This could include a new health
centre, a café, a flexible workspace and smallscale service premises (e.g. for a hairdresser). The
community hub has been located close to the shop,
petrol station, school and village hall so that it adds
to and enhances the village’s network of existing
services and facilities.
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• Locations for growth that allow controlled
and sensitive extensions to the village (which
respect and maintain the existing character of
Wickhambrook and limit development to areas
which are least sensitive to change in landscape
terms).
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Potential location of employment use:
incubator/start up units for local business use

West Suffolk SHLAA Site Reference
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Potential residential development areas

Potential employment use: expansion area for
existing ET Claydon business
(buildings shown indicatively)

Potential self build and residential development
expansion area
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5 min / 10 min walking time
Proposed buffer planting

Note: See drawing nos. J0039731_004C and
J0039731_003B for further detail
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space: incubator/start up units for local business use

1

Primary access from Bunter’s Road

5

Proposed location of future expansion area for
Claydon Drills business (building locations shown
indicatively)

2

Proposed residential development parcels

6

Proposed residential development parcels

3

Proposed self / custom build residential
development parcels

7
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Potential extension area of future development land,
located on area of medium landscape sensitivity

Land retained as open space / in agricultural use
due to medium or high landscape sensitivity and to
ensure rural character maintained to the south-west
of Wickhambrook and protecting long views to the
village

5

Link through from site WS192 to WS191

6

Area of open space to serve as a linear park
between the frontages of dwellings accessed from
Boyden Close

7

New areas of buffer planting to assist with limiting
impact of development on existing residential
properties - development to be set a minimum of 10
metres away from existing boundaries

8
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maintained to the north-west of Wickhambrook ,
protecting long views to the village

9

Area of open land retained to prevent coalescence
between Wickhambrook and Boyden End to the
north
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10

Augmented hedgerow extending north following
historic field boundary - reinstating part of
traditional enclosure pattern to supplement
landscape character and provide screening /
enclosure

8

New areas of buffer planting to minimise impact of
development on existing residential properties

11

Hedgerow reinstated on highway to enhance
road corridor and contain views

9

New boundary hedgerow to screen development
area from the north

12

Possible pedestrian connection through to
Wickhambrook Stores (only deliverable if
landowner interest exists and permission is
obtained)
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Community hub / flexible workspace /
health centre / small scale/local retail/
service provision
Potential location of employment use:
incubator/start up units for local
business use
Potential employment use: expansion
area for existing ET Claydon business
(buildings shown indicatively)
Proposed vegetation planting
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What are the risks?
It is our intention, in preparing this document, to demonstrate how the growth of Wickhambrook could be
delivered in a sustainable and sensitive manner. The environmental and technical assessment work we have
undertaken to date indicates that the controlled and proportionate growth we envisage could be delivered
without significant harm and, in addition, could provide new opportunities for environmental enhancement.
We recognise, however, that it is always important to consider the concerns that are sometimes expressed in
relation to the growth of rural areas, especially where this involves the provision of new housing. We have
therefore done so, relative to our vision, below:
• Growth might not be necessary – Like most
rural settlements, the population of Wickhambrook
is likely to be ageing, with the working age
population likely to be declining. This is against the
backdrop of a higher than ever national population,
which is still growing rapidly. In addition to this,
the trend of urban to rural migration continues.
If Wickhambrook doesn’t grow, house prices
will continue to rise (and become increasingly
unaffordable), and out-migration and incommuting will continue. Therefore, in order
for Wickhambrook to have a sustainable future,
controlled growth is essential. Without growth,
as The Taylor Review of Rural Economy and
Affordable Housing puts it, “we will fail to stem the
trend of smaller villages becoming dormitory settlements
of commuters and the retired, ever less affordable for
those who work within them.”
• G
 rowth might be of an inappropriate scale –
our environmental and technical assessments show
that the level of growth envisaged over the plan
period (20 years) is sustainable. Part of this is about
the growth being controlled and proportionate.
Another key consideration is avoiding and
mitigating harm. Our vision shows how growth
could be delivered without causing significant harm.
Development of a significantly lower scale than that
envisaged would be less effective at addressing the
issues of affordability and ageing population.
Page 1 8

• Growth might result in coalescence – our vision
avoids coalescence by acknowledging the dominance
of the existing core of the village, while respecting
the historically and visually important gaps between
it and the surrounding greens. In doing so, would
continue the evolution of the village core as the
focus of the village’s growth over time and would
concentrate a small amount of growth adjacent to
the cluster of Thorns Corner, helping to reinforce
the identity of that cluster and the wider pattern of
dispersed greens with their own individual character.
• G
 rowth might have a detrimental impact on
heritage assets – our assessment of the village’s
heritage assets and their significance has informed
our vision. It offers a way of growing the village
without impacting these assets or their setting.
Equally importantly, as explained above, it would
also protect the historic settlement form of the
village core and satellite clusters.
• Growth might have a negative visual impact
– our vision is based on locating growth in the least
visually sensitive areas. Coupled with this would
be extensive landscape planting and continuing
and expanding existing green infrastructure to
assimilate both new and existing development into
the surrounding countryside. Any visual impact
would therefore be minimised and in some cases,
improved.

E .T. Cl aydo n an d Son s

• Growth might have a detrimental impact
on the environment – careful assessment of the
village’s landscape, trees, hedgerows and ecology
has enabled us to understand the capacity of the
local environment to accommodate change. Our
vision locates growth in the areas with most
capacity to accommodate it. In addition to this,
the extent, type and quality of development
proposed, coupled with the extensive landscape
planting that would accompany it, mean that any
impact would be minimised. Further, in line with
emerging government initiatives, sensitive growth
in Wickhambrook would offer the potential for
biodiversity net gains so that the ecological value
of the local environment is actually improved as
a result of any development; a feature that would
confirm its sustainability.
• Growth might put pressure on the highway
network - significantly increased pressure on the
highway network is unlikely to materialise because
growth would be limited in any event. The recent
rapid increase in homeworking, remote access and
home delivery services have also reduced the need for
travel and therefore traffic generation. In addition,
new growth would enable those previously forced
out of the village, but still working within it, to move
back, thus reducing in-commuting. These trends
will enable Wickhambrook to become more selfsufficient and less reliant on travel to other centres.
December 20 20

The increase in traffic attributable to any new growth
would therefore be limited. Our technical analysis has
also indicated that sufficient capacity exists in the local
highway network to accommodate proportionate
growth in traffic movements.
• Growth might put pressure on social
infrastructure – growth can in fact present
opportunities for increasing the capacity and quality
of social infrastructure, as opposed to placing further
pressure on it. Typically, this is through financial
contributions, or providing the land for extended,
replacement or brand-new facilities. Growth can
also extend the range of facilities available to the
community. Our vision, for instance, includes
a community hub, which could house flexible
workspaces, a café, creche and gym.
• Growth might lead to more flooding - the
land forming part of our vision falls within the
lowest flood risk category. All new development is
required to limit surface water runoff to greenfield
runoff rates such they cannot exacerbate the risk
of flooding. Any growth proposed would include
sustainable drainage measures as part of its overall
sustainability package, which would be closely
scrutinised by the Lead Local Flood Authority. These
sustainable drainage measures would also provide an
important opportunity for biodiversity enhancement
as part of a holistic approach to site design.
Page 19
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How does this benefit
the community?
Research and evidence indicates that
Wickhambrook’s future, like many other
rural villages, is dependent on sustainable
growth. Without growth:
The community will
continue to age;

The village’s working age population
will continue to decline; and

House price affordability
will worsen.

The greatest benefit of growth is stemming
and beginning to reverse these trends.
Associated with, and in addition to this,
growth would:
Increase support for existing services
and facilities, and strengthen the case
for their expansion and improvement;
Expand Wickhambrook’s green
infrastructure network, with a clear
focus on biodiversity net gain;
Provide new houses of the types that
the community most need;
Create more opportunities for young
people and families to move back into
the area;
Provide new community facilities
to support village life and the local
economy; and
Begin Wickhambrook’s transformation
to a ‘digital village’ with fibre
broadband, a flexible community
workspace and electric vehicle
infrastructure.
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Where next?
Our vision for Wickhambrook is a vibrant and
prosperous future, enabled by sustainable growth
that will meet the needs of the local community. As
fourth generation residents, we’re passionate about
securing a sustainable future for Wickhambrook
and it is our firm belief that the only way to achieve
this is through appropriate new growth. With the
backdrop of an ever-growing national population,
which is also ageing and decreasing rural house
price affordability, how can the village survive and
prosper without growth?
We are better equipped than we’ve ever been to
deliver the growth we need without impacting our
environment. We have the best understanding
of the environment that we’ve ever had; we can
better mitigate the effects of development on our
environment than we’ve ever been able to before;
and we have the ability and methods to design and
build dwellings which outperform anything that has
been built before.
Our vision starts from this premise. This is based
on careful assessment of the existing settlement and
its environment, and seeks to deliver maximum
benefit, informed by the community’s needs, while
minimising harm. The goal is the achievement of
truly sustainable development, but ultimately a more
sustainable future for Wickhambrook as a whole.
We hope that you share our vision and we look
forward to discussing how best to secure a viable and
sustainable future for Wickhambrook with you as we
progress our assessment and develop our thoughts.
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rethink the planning
of West Suffolk’s
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Introduction
Not since the industrial revolution has the British population been less tied to towns
and cities for their livelihoods, yet both nationally and more locally we continue to
focus heavily on towns, cities and large villages as the answer to our economic and
housing growth needs. Why do we continue to neglect our smaller rural communities
and turn a blind eye to the role that they play in our economy, environment and society?

The Facts
Demographics
• The population of Britain is the largest it’s ever been and is still growing rapidly
• In mid-2017, the population of the UK was estimated to be 66 million
• The UK population is projected to continue growing and is expected to reach almost
73 million by 2041
• Large scale migration to rural areas has increased the rural population by 800,000 		
over the past ten years1
• There is no sign of this pattern abating – the rural population is predicted to increase
by 16% by 2028 (compared to 9% in urban areas)1
• Anecdotal evidence suggests that the COVID-19 pandemic has further increased 		
demand for rural properties
• However:
» While cities, towns and larger villages have continued to grow significantly, 		
smaller rural communities have not seen anything other than incidental growth
since the 1960s and 70s
» The working age population in rural areas is declining – it is projected to fall by 		
		 75,000 people between 2014 and 20381
» The over 65s population in rural areas is increasing – it grew by 37% between 2001
		 and 2015 (compared with 17% in predominantly urban areas)8
House prices
• Urban to rural migratory trends, an already high demand and a lack of supply have 		
pushed rural house prices substantially above the national average
Focus on West Suffolk’s rural areas:
The West Suffolk Housing Strategy 2018 – 20237 indicates that:
• 43% of West Suffolk’s population live outside its major towns
• House prices for all property types are well above the West Suffolk median at £284,363
(median for the five main settlements: £247,741)
• The availability of affordable properties for rent in rural areas is much lower than in West
Suffolk’s towns

2

Working and commuting
• Those who have launched businesses from home often find it hard to find affordable
rural office space if they were looking to expand their businesses2
• The planning system and commercial property market appear not to have kept
pace with changing working patterns and with increasing demand for flexible and
affordable rural working spaces - this is constraining rural economies2
• 30 years ago new rural workspaces would often be provided by local authorities or the
Rural Development Commission but this is no longer the case2
• Before the COVID-19 pandemic:
» Rural economies were characterised by a higher proportion of small and micro-		
		 businesses, self-employment and home-based work than their urban counterparts
		 (17% of rural working residents work from home, 31% in the most rural areas, 		
		 compared to 8% of urban based residents)1
» Improvements in broadband and technology were already allowing rural economies
		 to overcome barriers associated with geographical distance and access to people,
		 information and services3 (and diversify into higher paid IT and knowledge based
		 jobs)1
» At the end of February 2018 a spell of severe winter weather tested much of 		
		 the UK’s homeworking and mobile working infrastructure to its limits, since then
		 significant capacity and resilience improvements appear to have been made
» While rural residents were less likely to use public transport, they were twice as
		 likely to work from home1
» Urban and rural residents had very similar commuting distances and were almost
		 as likely to drive to work (61% and 55% respectively)1

“A crucial need, in many rural areas, is for the provision of workspace in order to enable existing
enterprises to grow, to accommodate new locally-grown enterprises, and to attract companies from
elsewhere and inward investment”
Michael Dower, Visiting Professor of European Rural Development, University of Gloucestershire2

• The COVID-19 pandemic:
» Proved that homeworking and mobile working infrastructure across the vast 		
		 majority of the country was not just robust but was able to cope with a level 		
		 of demand that no one would have foreseen (at least in the near future)
» Caused a seismic shift in working, commuting and travel practices
» Will result in lasting changes in rural employment patterns involving further 		
		 growth in homeworking and mobile working, and reduced commuting and travel

3

Food shopping and other shopping patterns
• Before the COVID-19 pandemic:
» The country was witnessing a steady rise in online food shopping and supermarket
		 deliveries
» Online shopping for non-food items continued to gain market share at the expense
		 of the high street and other physical retail locations
• As a result of the COVID-19 pandemic:
» There has been a huge increase in demand for both food and non-food online 		
		 shopping
» Supermarkets have witnessed a rapid and sustained increase in demand for 		
		 home delivery and have grown (and are still growing) their home delivery capacity
		 significantly as a result
» There has been a leap in online shopping in the non-food sector which has 		
		 stretched delivery services and has necessitated a significant boost in capacity on
		 the part of providers
What is the future of rural public transport?
There is an argument to say that rural public transport is less relevant than ever because of changing habits, better
remote services and better technology.
Whether this is the case or not, the continuing decline of rural public transport is evident. Efforts to prevent and
reverse it have not been successful. A change in stance is therefore necessary.
The decline looks increasingly like a permanent and irreversible trend. Changing habits certainly appear to
have reduced the need for rural public transport and may continue to reduce it further. The key therefore is in
understanding where the need remains and whether that need can be met through the provision of more specialised
services, through alternatives not requiring travel and through group travel and other community led initiatives.
Whatever the solution, continuing to stifle rural growth until rural public transport improves is only going to lead to
the further decline of our rural communities – because all of the evidence points to the further deterioration of rural
public transport provision.
Image courtesy of Iliffe Media Publishing

Travel
• National uptake of electric vehicles (EVs) reached 0.55% in 2019, equating to just 		
under 200,000 EVs on UK roads9
• The East of England has a higher than average uptake of electric vehicles at 0.68%9
• National uptake is predicted to increase five times by 2025 (to 1 million EVs) and fiftyfive times by 2040 (to 11 million EVs)10 *
• By 2040 EVs will account for over a quarter of all cars in the UK10 *
* Uptake of electric vehicles at a rate much faster than envisaged in these projections is likely
in view of the Government’s November 2020 announcement that the sale of new petrol and
diesel cars will be phased out by 2030
4

The planning system
• Successive governments have not properly attuned their housing policies to rural 		
needs, which has helped exacerbate the challenges of affordability, availability and
sensitive growth2
• Despite positive intentions among many local authorities, the planning system is not
currently working as it should in rural areas2
• The planning system’s approach to assessing the sustainability of rural communities
is out of date; worryingly, it has been one of the key contributors to the declining 		
sustainability of our rural communities
• Figures from the last decade show that, nationally, the average rate of delivery of 		
affordable housing in rural settlements with a population of under 3,000 was one
home every ten years 1
• Existing planning policy (both local and national) for rural villages is limited and 		
has no obvious underlying strategy
• It comprises:
» Rural housing exception policies (and more recently an entry-level exception 		
		 policy in the NPPF)
» A ‘one-off’ new dwelling policy (NPPF paragraph 79)
» Re-use of rural buildings policies (which put residential use at the bottom of a 		
		 hierarchy of uses and places numerous challenges in its way)
» Policies allowing sustainable growth of existing rural businesses
• These are barely enough to maintain the status quo, as is evidenced by the continued
stagnation of our more rural communities
• They don’t enable sustainable rural growth because:
» Rural housing exception schemes are only of limited use (in terms of incentivising
		 landowners to sell - because they are usually of limited scale, and because they 		
		 deliver only affordable housing; our rural communities require more affordable 		
		 housing and more market housing)
» Even if the policy environment were to be more permissive, NPPF paragraph 79
dwellings and the re-use of rural buildings for residential purposes would never
contribute significantly to rural housing supply
» There is no provision for new economic development and activity in rural areas that
is unrelated to agriculture and tourism; homeworking has become the predominant
form of rural economic activity and one of the things required for this to grow is a
sufficient supply of suitable homes
“Local planning authorities too often look
at sustainability in a traditional sense.
They do not look at changing culture
and working patterns, connectivity and
broadband… it looks at a village from
perhaps 10, 20 or 30 years ago and
considers sustainability in those terms,
which are no longer suitable.”
Martin Collett, Rural Housing Alliance

“Local authorities are now increasingly
defining settlement hierarchies as a basis for
determining the permissible scale and nature
of sustainable development. However, few
if any have devised any means by which a
settlement at a lower level can migrate up
the sustainability ladder.”
The Taylor Review of Rural Economy and
5
Affordable Housing

Community views
• The historical and very visible legacy of poorly designed housing at the edge of some
villages dating from the 1950s and 1960s, which is unsympathetic to its surroundings,
has contributed to a resistance locally to more housing1
• Rural communities’ objections to typical development proposals are that they do not
respond to the built environment context of rural areas and that they fail to satisfy 		
basic design principles4
• However:
» Recent research shows that rural communities do see the benefits of controlled
growth4
» Most people recognise the need for new housing while believing that it can be 		
		 brought forward in a way that reflects local need, and designed and planned 		
		 in a way that respects and engages local communities while protecting 			
		 designations such as Green Belt2
» Research from South Cambridgeshire shows that nearly 20% of the villages in that
		 district (many of them small villages) formally applied to be supported in producing
		 new village design guidance4
» Expressions of interest from these villages focused specifically on their desire to
		 accommodate more housing in order to sustain and renew their communities while
		 controlling how this would be designed4

“Communities welcome smaller homes
being built to provide options for downsizers and younger people”
Growing Villages: How should village
growth be shaped in rural areas?
Hana Loftus

“Communities often favour using semidetached homes or short terraces to create
density without sacrificing the legibility and
visual generosity of site layouts.”
Growing Villages: How should village growth
be shaped in rural areas? Hana Loftus

The themes covered in this section (excluding those relating to the COVID-19
pandemic) have been researched, studied and reported on by a number of prominent
individuals and bodies over a number of years. Despite the issues becoming clearer and
more urgent, and seemingly more widely understood and accepted, little has been done
to address them. What has been done has had limited or no effect.
Something that has not been tried, in fact it has been actively resisted, is facilitating the
controlled and sustainable growth of rural communities. This is an increasingly obvious,
logical and sustainable solution but one which has not been adopted, or even tested, in
recent times.
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The Need to Act
• The Taylor Review1 captured this perfectly in 2008 (since when little has been done to
address it):
“Planning must not determine the future development of rural communities against
a narrow tick-box approach to sustainable development, assessing communities
as they are now and not what they could be. In too many places this approach
writes off rural communities in a ‘sustainability trap’ where development can
only occur in places already considered to be in narrow terms ‘sustainable’. The
question planners must address is “how will development add to or diminish the
sustainability of this community?” taking a better balance of social, economic,
and environmental factors together to form a long term vision for all scales of
communities. A mix of housing and employment opportunities are essential for the
sustainability of rural communities.”
• Villages “protected” from development face becoming:
» Increasingly exclusive communities of the retired and wealthy commuters 		
		 travelling ever longer distances to work1
» Losing their services like schools and shops, and with local jobs either lost or 		
		 serviced by people commuting in from larger settlements1
• Increasingly those working locally can no longer afford to live in these communities
and those living there have limited opportunities to work locally1
• Narrow application of sustainability criteria in the planning system fails to take 		
adequate account of social and economic factors, placing undue emphasis on certain
environmental criteria at the expense of otherwise beneficial housing and economic
development1

Image courtesy of Turley Landscape and VIA
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• There is a widespread assumption that because smaller rural communities may have
little or no services, shops, or public transport of their own they are fundamentally 		
unsustainable1
• This narrow interpretation has become embedded in local planning policy and decision
making1
• Increasingly planning decision making in rural areas is determined solely by reference
to limiting car based travel1
• This approach leads to the false conclusion that most development in smaller rural 		
communities is unsustainable in principle1
• Failure to overcome this hurdle essentially stagnates settlements, freezing them in 		
time1
• This cannot be sound planning - it is far too simplistic and is based on a false premise1
• If people in rural areas can’t live near where they work because it is unaffordable, or
can’t work near where they live because employment is increasingly directed to towns,
restricting development has the effect of making communities even less sustainable
environmentally, let alone socially and economically1
• Our rural villages are important:
» historically and culturally: because they are our longest-standing settlement 		
		 forms
» socially: because rural areas are home to one fifth of the UK’s population
» environmentally: because they are the heart of our agricultural industry which 		
		 maintains the UK’s rural environment
» economically: because the agricultural industry generates £46.5 billion of 		
		 monetisable benefits for the UK economy annually5
» from a national security perspective: because our agricultural industry enables us
		 to be 61% self-sufficient in terms of food production5
• The countryside we all enjoy needs people living and working in it to sustain it
• Rural areas need to generate adequate wealth to support local services and more 		
sustainable communities1
• If we continue on our current path the future of many rural settlements will become
even less sustainable1

Sustainable rural development is about adjusting to changing circumstances and
actively pursuing a sustainable future, not about maintaining the status quo. It’s about
more than just the environment; it has to address environmental, social and economic
issues together.
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Why Now?
• Planning policy and practice has curtailed development in rural areas for 60 years
• Throughout history villages have grown and shrunk in response to population trends
and economic and environmental circumstances
• With the British population at its largest ever (and set for significant further growth)
it is completely illogical that the UK’s smaller rural communities should have seen 		
almost no growth for over half a century
• There is a pre-existing acute need for rural housing and economic development to 		
which the effects of emerging trends (e.g. those resulting from the COVID-19 			
pandemic) and predicted future needs must be added
• The curtailment of growth in rural areas over time has necessitated travel to urban 		
areas for employment and access to services and provisions; however, this dependency
has been eroded gradually over the last 20 years with increasing homeworking, remote
access and home delivery services
• In the last 8 months the COVID-19 pandemic has accelerated this shift dramatically
• Long term homeworking for most office based roles has been proven to be effective
and, in many cases, favourable or beneficial - this has boosted rural economic activity
and sustainability and reduced the need for travel
• Availability of home delivery services has increased significantly, reducing the
need for travel to nearby centres
• Coupled with the fact that dependence on nearby centres and private vehicle use 		
was already reducing, and has seen significant further reductions as a result of the 		
COVID-19 pandemic, early adoption of electric vehicles is already reducing ‘at source’
carbon emissions where journeys to nearby centres are still necessary
• Mass adoption of electric vehicles over the next 20 years will greatly reduce at source
carbon emissions associated with rural journeys where the need for travel remains
* Mass adoption may well occur much sooner that this in light of the Government’s November
2020 announcement that the sale of new petrol and diesel cars will be phased out by 2030

“Without change we will simply repeat the mistakes of recent decades, creating unattractive
developments of housing estates encircling our rural towns and larger villages, and we will fail to stem
the trend of smaller villages becoming dormitory settlements of commuters and the retired, ever less
affordable for those who work within them.”
Growing Villages: How should village growth be shaped in rural areas? Hana Loftus

The agglomeration of these factors means that the need to tackle the sustainability
of our rural communities has never been greater. At the same time, the potential for
increasing their sustainability has never been greater. There is therefore both a clear
need and incentive to act now.
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Case Study
Settlement: Wickhambrook
Population: 1170
Timeframe: 1970s
The last time there was significant growth in Wickhambrook was the 1970s. It brought
new life to the community, including a younger cohort and families who raised their
children in the village. Support for local services and facilities received a boost, as did
local clubs and societies. A community association was formed and it organised a range
of social activities including dances and an annual carnival and flower show – one of the
best in Suffolk. There was also a theatrical group, which put on an annual pantomime,
and a number of sports clubs, including football, cricket, pétanque and clay pigeon
shooting. The village hall had 23 trustees (today there are just three) and there were 15
active clubs and societies. Community life was supported by a ready supply of willing
volunteers and enthusiasts, and by three village pubs.
In addition to its social life the village had a strong local economy. It was home to two
transport companies, a builders yard, a funeral director and a local bakery with vans
doing regular rounds. There was also a grocery round, a butcher’s round and a milk
round. The fact that none of these businesses still exists is likely due, at least in part,
to the village’s lack of growth, which has resulted in out-migration of the younger
generations and an ageing population.
Unlike most villages however, Wickhambrook has seen new economic growth which
has in part replaced the employment opportunities which were lost. Claydon Drills now
employs over 50 people but, due to a lack of affordable housing in the village, many of its
staff travel from local towns, despite the company’s efforts to recruit locally. The Claydon
family farming business (from which Claydon Drills was born) also struggles to find local
labour to support its harvest activities and other seasonal work. The business used to
receive regular expressions of interest in this kind of work. It was able to provide regular,
seasonal employment and training for those still in education, between jobs or with longterm seasonal employment which meant that they were free during the summer months.
The village’s steady decline since the apparent highs of the 1970s has led to
underinvestment in local services which manifests itself today in operational issues
at the local primary school and at the doctors surgery, both of which have seen
their catchments grow significantly due to the loss of services in surrounding rural
communities.
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The Solution
1. A wholesale change in the way we view rural communities
• The key question should be, as the Taylor Review1 puts it: “how will development add to
or diminish the sustainability of this community?”
• This involves the consideration of a better balance of social, economic, and 			
environmental factors to form a long term vision for all scales of rural communities

Image courtesy of Mikhail Riches

Image courtesy of Mikhail Riches

2. Sustainable growth of rural villages led by the provision of new housing
(this should be a mix of types and tenures)
• Sustainable growth of rural villages means:
» Growth that meets the needs of the local community
» Direct engagement with the local community in the planning, design and 			
		 construction processes
» Growth where environmental and technical assessment shows that this is possible
		 without significant harm
» Development which respects the built environment context, sense of place, 		
		 character and rural setting
• Sustainable growth of rural communities has occurred naturally, though not 			
continuously, throughout history
• Things changed after the Second World War, while there was growth, it was not 		
sustainable in the sense that it was not sensitive to its rural surroundings
• Growth in more rural communities has been limited significantly since the 1940s, has
been largely prohibited by the planning system since the 1980s and has not 			
been allowed to restart1
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• Returning our rural communities to sustainable growth is long overdue, not least 		
because we’re better equipped than we’ve ever been to deliver it:
» We can better mitigate the effects of development on our environment than we’ve
		 ever been able to before; and
» We have the ability and the methods to design and build dwellings which 			
		 outperform anything that has been built before.
• What would sustainable growth of rural villages look like?
1. Controlled, proportionate growth
2. Direct engagement with the local community in the planning, design and 		
		 construction processes
3. Environmental assessment led design that is sensitive to and responds to its 		
		 surroundings
4. Creating houses fit for the future, that:
» Acknowledge, facilitate and encourage home working (including ‘fibre to the
property’ broadband)
» Are home delivery friendly
» Are electric vehicle friendly
» Are fit for rural lifestyles
» Are accessible
» Prioritise environmental performance
• From a planning policy perspective this means:
» Allocating sites for housing where possible
» Making broader policy provision for small scale, proportionate growth in 			
		 settlements where no allocation or allocations have been able to be made
» Making electric vehicle charging points a policy requirement for all new rural 		
		 dwellings
» Capitalising on opportunities to improve foot and cycle infrastructure between 		
		 rural villages and between rural villages and larger centres
» Adopting a positive policy stance on rural economic development and development
		 which can help to facilitate it, e.g. community hubs, flexible working spaces, cafes,
		 creches etc
» Promoting the roll-out of ‘fibre to the property’ broadband to all properties in all
		 rural areas
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What are the Risks?
The risks are very limited:
• ‘Rural sprawl’ would not and could not occur because growth would be controlled and
proportionate
• Unsuitable development would be avoided through direct community consultation,
rigorous assessment and good design
• Impact on the environment (landscape, ecology, heritage etc) would be minimised 		
through robust assessment of the capacity of the local landscape and environment,
and would be mitigated – and where possible reversed – through environmental 		
enhancement measures and biodiversity net gain
“By understanding the character of the area, its sensitivity and its capacity to accommodate change,
the proposed development can meet the needs of the local community whilst still protecting and
enhancing sense of place and the environment.”
Affordable Rural Housing and the Historic Environment, English Heritage6

					

• Negative visual impacts would be prevented through careful landscape and visual 		
impact assessment coupled with sensitive, high quality design
• Increased pressure on the highway network is unlikely to materialise because:
» Growth would be proportionate
» New housing, especially affordable housing, will enable those forced out of 		
		 their rural communities but still working in them to move back (thus reducing 		
		 in-commuting)
» Homeworking is already common in rural areas and will become more so
» Increasing uptake of home delivery services and online shopping is reducing the
need to travel to larger centres
» New development will help to regenerate rural communities enabling them to
become more self sufficient and less reliant on other communities
• Increased pressure on social infrastructure (schools, doctors etc) is unlikely to be 		
significant because:
» Growth would be proportionate
» Growth may actually hold the key to improving social infrastructure capacity by 		
		 contributing financially to new provision and putting pressure on providers 		
		 to extend and improve facilities and services
» Growth can have a positive impact on rural economies by helping to make services
		 and amenities viable2
• Development would be unsustainable. As this paper makes clear, this is not the case;
primarily because:
» It would be controlled and proportionate
» Holistic assessment of sustainability, placing due weight on social and economic
		 factors alongside environmental factors, shows that it would improve sustainability

The Benefits
The benefits of sustainable rural growth are clear:
• More vibrant, diverse, active and sustainable rural communities
• Meeting rural housing needs at their source (rather than in nearby centres), 			
including through the provision of new, high quality affordable housing
• Rural economic regeneration
• Support for local services and facilities
• Reduced forced out-migration and in-commuting
• Freer and more flexible lifestyles for rural residents
• Regeneration of social and family networks - creating stronger, more resilient rural
communities
• Protection of rural culture, heritage and traditions (the rural way of life)

Image courtesy of Mikhail Riches
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Case Study
Settlement: Hawstead
Population: 338
Timeframe: spring/summer 2020 COVID-19 lockdown period
Hawstead provided an excellent example of community spirit and resilience earlier this
year. Within days of the nationwide lockdown being announced Hawstead Community
Council had organised twice weekly deliveries of bread, milk, eggs and butter to the
village hall. Shortly after, twice weekly deliveries of fresh fruit, vegetables and salad
boxes were in place, followed quickly by weekly meat deliveries. These were available for
collection from the village hall to minimise the need for travel beyond the village or, for
vulnerable members of the community, delivered to their doorstep by volunteers.
The Village Voice magazine continued to be published monthly, providing residents with
village news, information on the assistance and services available both because of and
despite the pandemic, and some light entertainment. The St Edmundsbury Benefice
continued its communications electronically and offered short services by YouTube,
Facebook and by phone.
In conjunction with a local landowner the Community Council opened two new
temporary circular walks on land not previously accessible to the public and, in addition,
provided circular walking and cycling route ideas using existing footpaths and minor
roads.
The village already had a community e-mail list in place so was well positioned to jump
into action when the need arose. Those known not to have e-mail were supported by
friends and neighbours who shared the electronically circulated information with
them. The Community Council’s call for help at the outset of the lockdown received a
large response and a team of community volunteers was assembled in a matter of days.
Volunteers attended a weekly Zoom meeting to plan and report back on any action
required. Every household received names and contact details of neighbours willing to
help them, if required, to prevent them needing to leave the village. Parish lists were
checked to ensure that no one was forgotten about and that everyone received the help
they required.
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As is the case with most rural communities, Hawstead’s population is likely ageing and
its working age population is likely declining. It has seen nothing other than a handful of
individual new dwellings since the 1970s. The strength of its community, and its ability
and willingness to look after itself, depends on its demographics. Decreasing house
price affordability forces young adults to move away. Increased life expectancy and
independence reduce property churn. The opportunities for young people and families
to remain in or return to the village simply won’t exist unless the village is allowed to
grow. Without growth therefore, maintaining a community that is strong and resilient
will become increasingly difficult. The goal, however, should not be to maintain the
status quo but to improve it, to create a community that is permanently active and selfsupporting, to retain young people and families by improving house price affordability
and creating homes for those who need them.

Image courtesy of Andy Taplin
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Summary
In the past 12 years research and review at varying levels has identified and highlighted
the sustainability problem faced by our rural communities. It has attracted the attention
of both Government1 and Parliament2 but, despite this, little by way of effective action
has been taken, at any level.
The facts are:
• The sustainability of our more rural communities is declining
• The current planning system is contributing to this decline, not stopping or 		
reversing it
• A complete change in the way we view the sustainability of rural communities is 		
required
• In the rural context we need to start attaching as much weight to the social and 		
economic arms of sustainability as we do to the environment
• We need to start acknowledging and acting on the fact that we have never been better
equipped to deliver sustainable development
• Our rural communities need controlled growth – growth is needed to improve their 		
sustainability
The time to address the problem is now. Improvements in technology and both recent
and anticipated significant behavioural shifts mean that, for the first time, there is not
just a case for sustainable rural growth, but a strong and compelling case. It is clear
that a holistic assessment of the sustainability of rural settlements points to the need
for controlled growth. Taking the opposite view will result in the further decline of rural
communities and a much bigger problem in the future.
References
1. Living Working Countryside, The Taylor Review of Rural Economy and Affordable Housing (July 2008)
http://www.wensumalliance.org.uk/publications/Taylor_Review_Livingworkingcountryside.pdf
2. Select Committee on the Rural Economy, Time for a Strategy on the Rural Economy, Report of Session 2017 – 19, HL Paper 330
(published 27 April 2019) https://publications.parliament.uk/pa/ld201719/ldselect/ldrurecon/330/33008.htm
3. CLA Policy Briefing: England – No. 3, Strong Foundations, Meeting Rural Housing Needs, Sustainable Villages – Making Rural Communities
Fit for the Future (November 2018)
https://www.cla.org.uk/sites/default/files/FINAL_CLA%20StrongFoundations%20Sustainable%20Villages%20lo%20res.pdf
4. Growing Villages: How should village growth be shaped in rural areas? PN002, Hana Loftus, Public Practice (published May 2019)
https://www.publicpractice.org.uk/resources/growing-villages
5. Contributions of UK Agriculture, Final Report, Development Economics (February 2017)
https://www.nfuonline.com/nfu-online/news/report-21117-contributions-of-uk-agriculture/
6. Affordable Rural Housing and the Historic Environment, English Heritage, May 2009
https://thegardenstrust.org/wp-content/uploads/2016/11/EH-Affordable-Rural-Housing-and-the-Historic-Environment-April-2009.pdf
7. West Suffolk Housing Strategy 2018 – 2023
https://www.westsuffolk.gov.uk/Council/Policies_Strategies_and_Plans/upload/Housing-Strategy-2018-2023.pdf
8. Policy Position Paper, Rural Ageing (England), Age UK (July 2018)
https://www.ageuk.org.uk/globalassets/age-uk/documents/policy-positions/housing-and-homes/ppp_rural_ageing_uk.pdf
9. https://www.comparethemarket.com/car-insurance/content/electric-vehicle-uptake/
10. https://www.accenture.com/gb-en/company-news-release-electric-vehicles-hit-uk-2040#:~:text=LONDON%3A%209th%20May%20
2019,Accenture%20(NYSE%3A%20ACN).
17

CONTACT
Richard Sykes-Popham | Town Planning Partner | 07762 098099 | richard.sykes-popham@rapleys.com

E.T. Claydon and Sons
December 2020

Addendum

ILLUSTRATIVE LANDSCAPE AND GREEN INFRASTRUCTURE STRATEGY
PRECEDENT IMAGES

LANDSCAPE VISION
• The landscape strategy plan sets out the level of strategic planting envisaged for the site in order
to provide a high quality landscape setting and strong green infrastructure framework to the
proposed buildings. The landscape objectives of the Proposed Development include:

Landscape buffer

Potential for linear trim
trail/play facilities

• To create a comprehensive new landscape scheme which integrates with the existing development
in Wickhambrook and the surrounding countryside to the south and west.

(approx. 10m wide
incorporating strategic
planting and Public Open
Space)

Proposed hedgerow Planting

• To develop and enhance the site boundaries as nature conservation habitats for a range of locally
occurring species.
Retained agricultural land

• To enhance the character of the surrounding landscape.
• To establish green corridors / landscape dominated streets that permeate the built form (northsouth and west-east), connecting the site and established residential areas via a series of linked
open spaces to the wider countryside in order to ensure permeability for people and wildlife.

DESIGN FEATURES
01

02

03

04

Potential Expansion Zone

ENTRANCE GATEWAYS
Existing vegetation will be retained wherever possible in order to create a ‘green’
entrance into proposed development areas. Native feature trees will be incorporated
along main spine roads in order to soften the built form in views from the wider
landscape and create an attractive entrance to the development and the village of
Wickhambrook.

Boyden
End

VP6

Proposed Parkland style tree
planting

Proposed
development cell
respects Root
Protection Area of
existing vegetation

TYES/GREENS
Development parcel locations have been informed by the historic settlement pattern
of Wickhambrook with settlement generally nucleated around central greens/tyes. The
strategy plan incorporates retained agricultural land/Public Open Space to prevent the
coalescence of existing tyes.

Potential Location for
SuDS

Existing vegetation
along wider field
boundary provides
logical settlement
boundary

RELATIONSHIP TO CLAYDON YIELD-O-METER
New landscape buffer planting will be incorporated along the northern and western
boundary of Parcel WS195 in order to provide physical screening from the existing and
consented commercial buildings at Claydon Yield-o-Meter.

VP1&2

Meeting Green

Nunnery Green
Potential Location for
SuDS

Potential native
hedgerow, retaining
some views across
agricultural land

INDICATIVE SECTION - WS192 AS SEEN FROM BUNTERS ROAD

Potential Community Orchard

GREEN INFRASTRUCTURE
Save for site access, existing boundary hedgerows and trees will be retained (with
buffers to development), reinforced and brought into regular, long-term management.
This will protect visual amenity and landscape character as well as continuing to offer
commuting and foraging opportunities for wildlife.

VP3&4

Proposed Woodland buffer and
hedgerow

Potential buffer to adjacent
residential dwelling

Buffer/ Vegetattion Planting

Several incidental open spaces are proposed within the development. Groups of native
tree planting within the open spaces will contribute to the local amenity and biodiversity,
as well as providing a green framework for the buildings in local views.

VP5
Retained agricultural land

Multifunctionality is central to the green infrastructure concept and approach. It refers
to the potential for green infrastructure to have a range of functions, to deliver a broad
range of ecosystem services. The Public Open Space as part of the Green Infrastructure
as indicated on the proposals will be ‘multifunctional’, enabling the land to perform
a range of functions, such as the provision for healthy recreation whilst performing
services to alleviate flood risk through the use of sustainable drainage systems. These
functions are not limited to drainage/SUDS and recreation, but also include ecological
enhancement and visual amenity improvement and mental and physical health benefits
for the users.

Access road into Claydon
Yield-o-Meter off the B1063

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Potential Future Expansion
of Claydon Yield-o-Meter
Woodland, hedgerow and
wildflower grassland to be
implemented in conjunction
with consented assembly
building

Recreation Ground

Consented Assembly
Building

Environmental benefits of green space include flood water alleviation, green travel
routes, water purification, cooling temperatures, pollution management and enhancing
biodiversity and ecological and climatic resilience. Green infrastructure contributes to the
reduction of water pollution, through exploiting the natural processes of sedimentation,
filtration and biodegradation to remove pollutants.

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Claydon
Yield-o-Meter

INDICATIVE SECTION THROUGH PUBLIC OPEN SPACE (INCORPORATING SUDS ATTENUATION)

Thorns
Corner
Village Shop

VP10

Setting of Listed Building
compromised by existing
agricultural sheds

Retained agricultural land

Mole Hill
TYPICAL NATIVE TREE PLANTING PALETTE

05

BIODIVERSITY ENHANCEMENT
All strategic planting will incorporate species that are native and locally appropriate to
the area; plant stock will be of local provenance where possible.

VP9

Attleton Green

Marginal plug planting and native buffers will create habitat and foraging opportunities
for local fauna.
06

GREEN LINKS
Green links throughout the development connect areas of public space and link the
development to the wider landscape. New trees and buffers planted strategically around
the development will enhance the connectivity of existing habitats across the site and
within the wider landscape providing dispersal routes for wildlife.

Acer pseudoplatanus

Carpinus betulus

Corylus avellana

Fagus sylvatica

Crataegus monogyna

Tilia cordata

TYPICAL NATIVE SHRUB PLANTING PALETTE
VP20

RECREATIONAL OPPORTUNITIES
Parcel WS192 incorporates Public Open Space along the eastern boundary in order
to create a positive interface between the Site and existing residential dwellings along
Boyden Close.
There is potential to include natural play equipment, for example balancing beams,
stepping logs and timber climbing equipment suitable for a range of ages.

07

Acer campestre

Acer campestre

KEY
Site boundary
Existing trees and hedgerows to be retained and enhanced
90

Existing contour lines and levels
Existing pubic footpath
Listed building
Key views (see accompanying Landscape Statement)

Three Sites at Wickhambrook, Suffolk, WS191, WS192, WS195

Root protection area of existing vegetation

Proposed main access

Proposed development cells

Proposed woodland planting

Proposed public open space with opportunity for attenuation
Proposed public open space
Potential agricultural land to be retained
Proposed Buffer/ Vegetation Planting

Proposed Tree Planting
Proposed Hedgerow Planting
Proposed footpath links
Enhanced green infrastructure links
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EXECUTIVE SUMMARY

Scope
This Landscape Statement has been prepared to determine the constraints and opportunities in respect of the potential
development of three parcels of land in Wickhambrook, Suffolk.
The statement has determined the landscape and visual constraints and opportunities regarding the wider site area and its
landscape context. The analysis will influence the assessment of the development potential of the wider site area, to inform
master planning and the identification of areas with capacity to accomodate development.
Site Description
The area (approximately 25.4ha) is irregular in shape and comprises three parcels of land, WS191, WS192 and WS195, as
well as an extension area, which are separated by Back Lane and the B1063 respectively.
All three parcels directly abut the existing settlement boundary, however lie outside of the current settlement boundary and
in planning terms are classified as ‘countryside’. The land use of the Site is predominantly arable, set across regular field
enclosures which become slightly smaller in scale in close proximity to the settlement edge. In the wider landscape, arable
land continues to dominate; with some small areas of woodland present.
Parcel WS195 encompasses a number of existing agricultural buildings, workshops and nissen huts as well as areas of
hardstanding for storage and parking. There is currently no built development on parcels WS191 or WS192.
Vegetation is largely limited by the arable land use; field enclosures are defined to a degree by hedgerows and tree belts
however these are fragmented in places, with some of the fields subject to post-war intensification and hedgerow removal.
In the wider landscape field boundaries are defined by mature and continuous hedgerows and also by linear belts of trees
and woodland.
Landscape Baseline
At the county level (Suffolk Landscape Character Assessment) the Site lies within the Undulating Ancient Farmland
Landscape Character Area (LCA 23). Key characteristics of this LCA include:
• An undulating arable landscape, where crop production, especially oilseeds can be visually prominent.
• A random ancient field pattern with occasional areas of regular fields associated with former mediaeval deer
parks.
• Oak, ash and field maple as hedgerow trees, with scattered blocks of ancient woodland.
• Substantial open areas created for airfields and post WWII agricultural improvement.
• A dispersed settlement pattern of loosely clustered villages, hamlets and isolated farmsteads. Settlement is often
associated with greens.

The landscape is considered to be sensitive to settlement expansion, which can result in the loss of historic settlement
pattern and features.
Visual Baseline
The combination of relatively gentle topography, the elevation and location of the Site, and numerous substantial woodland
belts means that the Site is well screened from many potential viewpoints. The visual envelope comprises open countryside
with scattered settlement and hamlets. The principal views towards the three parcels are from the local road network and
adjacent residential properties. From the wider landscape, whilst visible, they are generally seen in conjunction with existing
built development.
The proposals include significant green infrastructure which will be delivered alongside the proposed built development.
In some instances this will serve to mitigate the impact of the proposed development in the long-term (see Illustrative
Masterplan prepared by Carter Jonas and Preliminary Landscape and Green Infrastructure Strategy prepared by James
Blake Associates).
Likely Effects
Effects on landscape character will occur at a site level and its immediate landscape context and have little influence on the
character of the wider landscape. Whilst the wider landscape is largely rural, the Site is relatively well contained by existing
vegetation, which will limit impacts on the wider landscape resource.
The nature of visual effects is such that the greatest degree of effect will be from locations directly adjacent to the Site.
From the wider countryside, the effects will be much reduced due to the limited visibility, existing context of the settlement
edge and mitigation inherent in the proposed development which, over time, will help to integrate the proposed development
into the landscape.
Landscape Strategy
The preliminary development and landscape strategy aims to maintain and enhance the existing green infrastructure network
and provide a series of proposals for retaining existing green infrastructure as far as possible, and creating new areas of
open space that respond to local landscape characteristics such as historic greens/tyes.
The use of existing landscape components to guide the landscape strategy and subsequent augmentation of these components
can create a high-quality environment which respects the historic and landscape character of both Wickhambrook as well
as the wider countryside.
Summary
Notwithstanding some degree of landscape and visual impact, development of the Site can come forward based on a
sensitively designed mixed-use scheme with only limited landscape and visual effects at a localised level. Such impacts can
successfully be avoided or reduced through effective mitigation at the detailed design stage.

• Rich stock of mediaeval and Tudor timber-framed and brick buildings and moated sites.
• A large scale landscape with long undulating open views trees, where hedges and woodland are always a
prominent feature.
Whilst the landscape exhibits some of the key local landscape characteristics, there are few defining characteristics that
elevate the landscape in general to a ‘valued landscape’ in NPPF terms.
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1.

INTRODUCTION

1.1

Background

1.1.1

James Blake Associates Ltd. have been instructed by Rapleys LLP, on behalf of E.T. Claydon and Sons, to undertake
a preliminary appraisal of landscape and visual matters in relation to the proposed development of three agricultural
land parcels considered within the West Suffolk Strategic Housing and Economic Land Availability Assessment
(SHELAA) - WS191, WS192 and WS195 (referred to collectively as ‘the Site’).

1.1.2

The report has been prepared to support the representations to the Regulation 18 ‘Issues and Options’ West Suffolk
Local Plan consultation, and provide a vision as to how the Site could come forwards.

1.1.3

This preliminary appraisal of landscape and visual impacts has been undertaken to determine the various landscape
and visual constraints and opportunities regarding the wider site area and its context, how these might serve to
influence the potential for development in respect of a strategic masterplan, and to influence an inherent landscape
strategy as part of that masterplan.

KEY
Site
Boundary

1Km

2Km

3Km

1.2

Site Overview

1.2.1

The area (approximately 25.4ha) is irregular in shape and comprises three principal areas: WS191, WS192 and
WS195 which are separated by Back Lane and the B1063 respectively. The Site has direct physical and visual links
to the existing settlement edge. The Site comprises a number of agricultural fields, as well as the Claydon Yield-oMeter business which comprises a number of agricultural buildings, workshops and nissen huts.

1.2.2

Additional information and a more detailed description on the physical components, landscape character and visual
amenity of the site and study area are set out in later sections of this statement.

1.2.3

This Landscape Statement refers to a broad ‘study area’ for the purposes of the appraisal process (refer to Figure
1, Site Location and Study Area). The associated study area extends approximately 2km in all directions.

1.3

Methodology and Approach

1.3.1

The appraisal follows the principles of baseline assessment as set out in GLVIA3 1, and focuses on establishing the
information relevant to the potential future development of the site. In line with the current guidance, the landscape
resource and views are appraised separately.

Figure 1: Site Location and Study Area

1.3.2

The report assesses the potential landscape and visual constraints and opportunities of the site and its context,
namely:

1.3.3

• The landscape as a resource – by identifying important elements and features within and adjacent to the site;
appraising landscape character and its key characteristics; and considering the value attached to the landscape
as a whole;

The information was used to inform and develop a landscape-led strategy for residential development with associated
green infrastructure and open space. It is envisaged that this strategy will provide an overarching vision and
establish design principles for future development that minimise potential landscape and visual effects.

1.3.4

• Views and visual amenity – by identifying the extent of the visibility of the site; representative views as experienced
by local residents and visitors to the area; and the existing nature of these views; and

This assessment was informed by a desk study of current planning policy, designations, landscape character
(including published landscape character assessments) and green infrastructure strategies as well as aerial/OS
mapping. The desk study was supported by field survey, with a site visit undertaken on 12th August 2020.

1.3.5

Photographs were taken with a digital camera with a 35mm lens (equivalent to 50mm on a full frame sensor) at
approximately 1.8 metres in height. These are presented as a series of viewpoints and have been used to inform
this report (included as Figure 7: Visual Analysis and Figure 8: Viewpoint Photographs 1 to 23). Photographs
taken in summer represent the best case scenario in terms of visual screening; visibility will be higher in winter when
deciduous vegetation is not in leaf.

• Green Infrastructure – by exploring opportunities for the creation of open space as part of a wider strategic
network.
1

‘Guidelines for Landscape and Visual Impact Assessment - 3rd Edition (GLVIA3). Landscape Institute and IEMA.
2013

Source: Ordnance Survey Crown Copyright 2020. All rights reserved.

N
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1.

INTRODUCTION Continued.

1.3.6

Landscape features and elements provide the physical environment for flora and fauna and the associated
importance of biodiversity assets. This report does not consider the value, susceptibility or importance on ecology
and biodiversity, nor does it consider impacts from an ecological stance.

1.3.7

Heritage assets such as Scheduled Monuments, Listed Buildings and Conservation Areas all contribute to the overall
present day landscape character, context and setting of an area. These aspects have been given consideration
within this report in terms of physical landscape resources (for example trees and hedgerows) and also landscape
character. However, this report does not address the historic significance, importance or potential impacts on
heritage assets and designations; these assets are assessed in the context of landscape and visual matters only.

1.3.8

Having established the relevant baseline position, the appraisal process then establishes landscape and
visual receptors, specifically in response to the nature of the proposed development and identifies constraints
and opportunities relevant to the study area. The appraisal then considers the nature of potential impacts and
consequently, how these can inform an iterative approach to design.
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2.

SITE AND IMMEDIATE CONTEXT
2.1.13 The boundaries of this WS191 are defined by a small area of Public Open Space off Boyden Close to the east, the

B1063 to the south and Back Lane to the north. The western site boundary is undefined on the ground.

2.1

Site Description

2.1.1

The area (approximately 25.4ha) is irregular in shape and comprises three principal areas: Parcels WS191, WS192
and WS195, which are separated by Back Lane and the B1063 respectively.

2.1.2

2.1.3

2.1.4
2.1.5

All three parcels directly abut the existing settlement boundary, however lie outside of the current settlement
boundary and in planning terms are classified as ‘countryside’. The land use of the Site is predominantly arable, set
across regular field enclosures which become slightly smaller in scale in close proximity to the settlement edge. In
the wider landscape, arable land continues to dominate; with some small areas of woodland present.
Vegetation on the Site is largely limited to the arable land use; field enclosures are defined to a degree by hedgerows
and tree belts however these are fragmented in places, with some of the fields subject to post-war intensification
and hedgerow removal. In the wider landscape field boundaries are defined by mature and continuous hedgerows
and also by linear belts of trees and woodland.
There are no Public Rights of Way crossing any of the three parcels, however public views across all three parcels
are possible from local roads and the wider Public Rights of Way network.
Further descriptions of each parcel are provided below.
WS191

2.1.6

The northern parcel, which extends to approximately 9.1ha comprises entirely agricultural land, which at the time
of survey was under arable cultivation. It extends from Boyden End in the north west to Wickhambrook to the south
east.

2.1.7

Vegetation is largely limited to the site boundaries with a mixed species native hedgerow along the southern
boundary of this parcel comprises species such as Cornus sanguinea, Corylus avellana, Crateagus monogyna,
Prunus spinosa and Quercus robur. The northern, eastern and western boundaries are defined by mixed species
tree belts, comprising Quercus robur amongst other species. None of this existing vegetation is subject to Tree
Preservation Orders (TPOs).

2.1.8

The land falls gradually to from west to east, falling from approximately 118m AOD along the western site boundary,
to approximately 99m AOD in the south-eastern corner of the parcel, adjacent to the existing residential properties
along Back Lane.

2.1.14 The northern and southern boundaries of this WS191 are defined by mixed-species boundary hedgerows. The most

prominent species are Acer campestre, Carpinus betulus, Cornus sanguinea, Corylus avellana and Ilex aquifolium.
2.1.15 This parcel is broadly flat, and lies at between 104m and 106m AOD .

WS195
2.1.16 WS195, comprises land to the east of Gaines Hall, and extends to approximately 15ha. The parcel encompasses a

number of existing agricultural buildings, workshops and nissen huts as well as areas of hardstanding for storage
and parking.
2.1.17 The parcel lies immediately adjacent to Gaines Hall, a Grade II Listed Building, which is clearly visible from parts

of the parcel.
2.1.18 The landform falls from north to south, falling from approximately 105m AOD along the northern boundary with

access to Claydon Yield-o-Meter, to approximately 89m AOD along the southern boundary with Mole Hill.
2.1.19 Trees and hedgerows are more frequent within this parcel of land, where field sizes are generally smaller. The

predominant species is English Elm (Ulmus procera).
2.1.20 There are two main access points onto the parcel. A recently constructed private driveway provides access to the

parcel off the B1063, which is the primary access to the existing employment units. Access to the Site can also be
gained via Attleton Green to the south, however current use of this driveway is restricted to residents of Gaines Hall.
There are further agricultural access points onto the Site along the B1063 and Mole Hill.
2.1.21 The Site benefits from planning permission for the erection of 1 no. new weld shop building, 1 no. new assembly

and office building, extension to existing assembly building to provide office space (following the demolition of 5
no. existing buildings) and provision of additional hard surfacing, vehicle parking and comprehensive landscaping
scheme.
2.1.22 To the east, mixed native woodland plantations will provide screening and wildlife habitat. The blocks are arranged

to complement traditional enclosure pattern and in combination appear as single woodland block. These proposals
are shown on Figure 4.
Extra Parcel immediately north of WS195

High Barns, a Grade II Listed Building lies to the direct south of this parcel at Boyden End. High Barns is physically
separated from the Site by an existing native hedgerow, managed to approximately 1.6m in height. This allows views
across the Site from within the property.

2.1.23 This parcel encompasses arable land immediately north of parcel WS195, north of the existing access road and

2.1.10 Further residential development lies adjacent to the south-eastern corner of the parcel. The dwellings are

2.1.24 This proposed section of field occupies land at 105 - 110m AOD, as the land gently descends to Attleton Green and

2.1.9

predominantly two storeys in height and set back into the plot with small back gardens. The boundary treatments of
these existing dwellings allow clear views across the parcel from both upper and lower storey windows.
2.1.11 Some overhead telegraph wires cross the parcel, with some poles within the parcel boundary.

WS192
2.1.12 WS192, which extends to approximately 1.3ha comprises wholly agricultural land.

is seen as potential future expansion and employment for Claydon farm business, and would utilise the existing
access of Bunters Road, B1063.
the tributary to the River Glem in the south.
2.1.25 The proposals include the reinstatement of a hedgerow and trees to the northern boundary, connecting to the

western boundary defined by a proposed augmented hedgerow. A wide native mix species hedgerow, reinstating
part of the traditional enclosure pattern to strengthen landscape character, whilst also providing screening and
enclosure and extending southwards following the historic field boundary and connecting to the existing augmented
hedgerow boundary to Gaines Hall.
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2.

SITE AND IMMEDIATE CONTEXT Continued.

2.1.26 To the east, mixed native woodland plantations will provide screening and wildlife habitat. The blocks are arranged

to complement traditional enclosure pattern and in combination appear as single woodland block, a continuation
from WS195 just south of the access driveway.

2.2

Designations

2.2.1

The Site is unconstrained in terms of statutory landscape or ecological designations, however the wider landscape
incorporates a number of statutory/non-statutory designations. Those in closest proximity to the Site are described
below.
Listed Buildings

2.2.2

High Barns (Grade II Listed) lies just south of parcel WS191 at Boyden End, to the north of Back Lane. The property
dates back to the 17th century, and was restored in the C20. The house in timber-framed with plaster.

2.2.3

Gaines Cottage(Grade II Listed) lies along the B1063 to the east of WS195. This is an early 19th Century timberframed and plastered house. There are some views across WS195 from upper storey windows.

2.2.4

Gaines Hall (Grade II Listed) lies immediately adjacent to the west of WS195. This is one of the three manor halls
of Wickhambrook.

2.2.5

Woodlea and West Cottage (Grade II Listed) lies on the corner of Attleton Green. This former work house is a C17
timber-framed and plastered building. Built on an L shaped plan.
County Wildlife Sites

2.2.6

There are a number of County Widlife Sites (CWS) within the wider study area. While CWS do not receive statutory
protection, they are given some protection through the planning system, with the Suffolk Wildlife Trust playing the
key role in advising planning authorities, developers and others on their protection. The closest to the Site is the
Spring Wood CWS which lies approximately 1.1km to the north of WS191
Conservation Areas

2.2.7

Wickhambrook has a designated Conservation Area, which is identified as an area of special architectural or historical
merit. The Conservation Area is situated around Wickham Street, and its frontage on the A143. This includes All
Saints Church, the vicarage and numerous other Listed Buildings. The nearest boundary to the Conservation Area
is approximately 1km to the south-east of WS195. There are no physical or visual links between the Site and the
Conservation Area.
Special Landscape Area

2.2.8

The wider study area incorporates the Lidgate Special Landscape Area to the north. Special Landscape Areas are
identified in District Planning Policy and have been designated locally because of their landscape sensitivity and
scenic quality.
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View east across WS195
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Notable Hedgerow
Figure 2: Site Context
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.
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View south across WS195
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View south-east across WS195
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View towards existing workshops in WS195

07

View south-east across WS191

11

View north across WS191

08

View east across WS191
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Existing hedgerow within WS195

12

Existing grain store in WS195

13

View towards existing POS at Boyden Close

14

View towards existing residential development along Boyden Close from WS192

15

View towards Grade II Listed High Barns from within WS191
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KEY
Site Boundary
PRoW Footpath
PRoW Bridleway
Special Landscape Area
Listed Building
Conservation Area
Recreational Space
Ancient Woodland
County Wildlife Site
Scheduled Monument
Existing Settlement Limit

Figure 3: Designations Map. Scale 1:20 000 @ A3.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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N

PLANTING SPECIFICATION

OAK
Sp:6.00
Di:0.30
Ht:6

Combined Phase 1 and Phase 2
Landscape Proposals

1
.71
108

GENERALLY

PLANT SCHEDULE

Plant Stock: Plant stock must be in strict accordance with the schedule of plants shown on the drawing. All plants are to be
supplied by nurseries registered with the HTA Nursery certification scheme in accordance with the National Plant
Specification. Substitutions of plant varieties, size, or specification will not be accepted, unless approved in writing by the
Contract Administrator.

TREES
QTY
21No.
12No.

British Standard: All tree and shrub planting and turfing shall be carried out in accordance with British Standard 3936 &
4428.

CODE
Que rob F
Til cor F

PLANT NAME
Quercus robur
Tilia cordata

STOCK
C 15L
C 15L

FORM
FTH
FTH

HEDGE MIXES
PERCENT QTY
PLANT NAME
STOCK
SIZE
375m HEDGE MIX 1 planted @ 5/m in a Double Staggered Row
40%
750No. Acer campestre
Bare root 60-90cm
50%
938No. Crataegus monogyna Bare root 60-90cm
4%
75No.
Corylus avellana
Bare root 60-90cm
2%
38No.
Cornus sanguinea
Bare root 60-90cm
2%
38No.
Prunus cerasifera
Bare root 60-90cm
2%
38No.
Rosa canina
Bare root 60-90cm
Plant in groups of 7-10 of single species

Storage of Plant Material: The Contractor shall have suitable facilities for the receipt, healing in and lining out as necessary
of plant material from the supplying nursery prior to planting out on site. All temporary storage areas shall be well sheltered
and drained.
Planting Conditions: No planting shall take place when the ground is frozen, wet or waterlogged or in excessively windy
conditions, or in any other conditions that could adversely affect the successful establishment of plant material. All plants on
site to be protected from adverse weather conditions.

EP

GIRTH/HEIGHT
150-180cm
150-180cm

Existing hedge

SPECIFICATION
1+1
1+1
1+1
1+1
1+1
1+1

WOODLAND MIXES
PERCENT QTY
PLANT NAME
STOCK
SIZE
SPECIFICATION
1629m2 NVC W8 WHIP MIX 1.5M Ctrs planted @ 1.5m centres
25%
181No. Acer campestre
Transplant 60-90cm 1+1
10%
72No.
Corylus avellana
Transplant 60-90cm 1+1
25%
181No. Crataegus monogyna Transplant 60-90cm 1+1
5%
36No.
Euonymus europaeus Transplant 60-90cm 1+1
5%
36No.
Malus sylvestris
Transplant 60-90cm 1+1
5%
36No.
Prunus avium
Transplant 60-90cm 1+1
15%
109No. Quercus robur
Transplant 60-90cm 1+1
5%
36No.
Salix caprea
Transplant 60-90cm 1+1
5%
36No.
Tilia cordata
Transplant 60-90cm 1+1
Plant shrub species in groups of 7-10 of single species and tree species
in groups of 3-5 of single species.

Planting Positions: All plants must be planted in the exact locations shown on the drawings, if this is not possible due to site
layout changes or unmarked service runs etc. then changes must be agreed and confirmed in writing by the Contract
Administrator.
WHIP AND HEDGE PLANTING
Herbicide Application: Spray whip and hedge beds with translocated herbicide if there is any pernicious perennial weed
growth. Allow weed growth to die off and repeat treatments if necessary to ensure that planted areas are free from perennial
weed growth prior to further cultivation. Spraying to be carried out in accordance with COSHH regulations 1994.
Cultivation: Rotovate all whip and hedge beds to 300mm depth to form an open textured free draining growing medium.
Remove all stones and other debris larger than 100mm and remove all litter and vegetative matter. Rake surface to form an
even surface. Remove all surface stones and other debris larger than 50mm. Areas of existing soil that have become
compacted shall be broken up and loosened by hand forking or deep ripping to a depth of 600mm in accordance with BS
5837:2005 6.2.2.

CLIMBERS
QTY
CODE
3No. Par hen 10L

PLANT NAME
Parthenocissus henryana

STOCK
C 10L

96m HEDGE MIX 1
480No. plants @ 5/m

EP

Areas to be seeded with wildflower
mix in accordance with ecologists
recommendations and managed for
wildlife habitat

HEIGHT
100-150cm
WC
108.111

SHRUBS
QTY CODE
PLANT NAME
19m Vib Eve Hedge Viburnum tinus "Eve Price"
57No. Plants spaced @ 3/m in a Single Row

Planting: Notch plant shrubs and trees and lightly firm the soil around the base of the plant.

STOCK
C 3L

SIZE
40-60cm

EP

Deer Protection:
Woodland Planting: Supply and fix 1.8M high tree shelters for oak, lime, ash and wild cherry
Tree shelters shall be green, brown or black and if formed of solid sheet material this shall be translucent. The top edge of the
shelters shall be formed to prevent abrasion damage to the enclosed plants. Shelters shall be fixed with releasable ties to
softwood stakes 25 x 25mm section. Stakes shall be driven 150mm into the ground and finish above ground at approx 2/3 of
the shelter height. All shelters and guards shall be made from photo-degradeable high-density polythene.

12No. Til cor F

.80
107

Mulch: Supply and install the following:
 Mulch mats - for all transplants planted at 1.5m centres or greater
 Wood chip mulch to an even depth of 50mm over entire planted area for hedging
Mulch mats shall be 'Isoplant octagonal 60cm diameter' by P&G Horticulture Tel 01379 678515, fixed with four bamboo pegs
in accordance with manufacturers instructions.

0

2.5m Ht.
Hedge
Ditch

EP

107

Pruning: Immediately after planting whips and hedging, carefully remove all damaged, dead or diseased branches and
remove any weak, thin or malformed growth in a manner and at a point appropriate for the species. Hard prune hedges to
encourage dense growth.

.63
1

8No. Que rob F

MAINTENANCE
Maintenance period: Carry out the following maintenance operations during the twelve-month period following completion of
implementation work on site. Ensure that maintenance operations are carried out as necessary to keep the works in a tidy
condition throughout the maintenance period. At least five maintenance visits shall be carried out, but more may be required
depending on weather and ground conditions.

SN

Weed control: Keep 500mm radius from base of trees free from weed growth. Remove all weed growth by hand or treat with
spot herbicide applications, taking care to avoid spray drift. Spraying to be carried out in accordance with COSHH regulations
1994. Two visits per season are usually adequate; in spring (Mid march - mid April) and summer (July - August).

Arable Field
2.5m Ht.
Hedge

Pruning: Prune off dead, damaged, diseased or misshapen growth from shrubs and trees to promote good habit and shape.

Ditch

4No. Que rob F

AC

Proposed extension to existing bund

3No. Que rob F

D
C T E
T R U
N S
C O
U N

ACC

ROA

ESS

D

N
S I O
E N
E X T

CE

SS

R

D
OA

943m2 NVC W8 WHIP MIX 1.5M Ctrs
419No. plants @ 1.5m centres

Visitor
Car Park

OAK
Sp:15.00
Di:0.70
Ht:15

Proposed Company
Offices and
Showroom

Unknown
Sp:12.00
Di:0.55
Ht:12.00

Oak
Sp:12.00
Di:1.20
Ht:15.00

Av. 4.5m Ht.
Small Trees &
Dense Undergrowth

Arable Field

14m HEDGE MIX 1
70No. plants @ 5/m

Proposed Assembly Building

288m2 NVC W8 WHIP MIX 1.5M Ctrs
128No. plants @ 1.5m centres

sion
d Exten
Propose
.4m
6m x 26

Existing Assembly Building

3No. Que rob F

Areas around woodland planting to be
seeded with wildflower mix in accordance
with ecologists recommendations and
managed for wildlife habitat

Ditch

12m HEDGE MIX 1
60No. plants @ 5/m
398m2 NVC W8 WHIP MIX 1.5M Ctrs
177No. plants @ 1.5m centres

FL
104.98

Staff car park /
finished product
storage area

Existing bund

Service Yard

Proposed pond, detailed and planted in accordance with ecologists recommendations - see section
drawing.

Oak
Sp:16.00
Di:1.10
Di:1.10
Ht:15.00
Ht:15.00

Ash
Sp:8.00
Di:0.75
Ht:10.00

253m HEDGE MIX 1
1265No. plants @ 5/m

To ensure good to high water quality is maintained the pondwill be planted with native aquatic plants
species such as broad-leaved pondweed (Potamogeton natans) and white water lily (Nymphaea alba) that
help to shade the pond surface. Curled pondweed (P. crispus) and/or whorled pondweed (Myriophyllum
spicatum) would help to maintain oxygen levels. Marginal species such as watermint (Mentha aquatica) and
water forget-me-not (Myosotis scorpioides) should be planted in shallow water up to 20cm deep to provide
egg laying substrate for GCNs and smooth newts. Emergent species such as yellow flag (Iris
pseudacorus), reed canary-grass (Phalaris arundinacea) or common reed (Phragmites australis) can be
planted along a proportion (no more than 50%) of the pond edge.
Hibernacula: Refuge habitat shall be enhanced through the provision of hibernaculum within areas of
grassland retained or created around the new pond. The logs shown on the hibernaculum design (Appendix
A2 of ecological report) could be substituted with any unwanted brick rubble generated by the demolition of
existing buildings. A central core of spent compost, hay etc. should be covered with rubble and then
covered with soil over the majority of it, leaving some faces exposed so there are cavities that allow access
to the central core (Appendix A2 of ecological report).

FL
103.64

Ash
Sp:10.00
Di:0.60
Ht:12.00

Ash
Sp:7.00
Di:0.35
Ht:10.00
Ash
Sp:6.00
Di:0.25
Ht:10.00

RFL
107.39

Ash
Sp:7.00
Di:0.35
Ht:10.00

FL
103.49

Ash
Sp:7.00
Di:0.35
Ht:10.00

Grain Store

Ash
Sp:7.00
Di:0.85
Ht:7.00

Ash
Sp:10.00
Di:0.60
Ht:12.00
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FL
102.52

A

Hardstanding

Ash
Sp:10.00
Di:0.65
Ht:15.00
FL
103.01

Shot Blast
and Paint Shop

Woodland Area
(No Access)

Av. 2.5m Ht.
Hawthorn
Hedgerow

3No. Par hen 10L

Av. 3.5m Ht.
Hedgerow

KEY:

Av. 2.5m Ht.
Hawthorn
Hedgerow

Existing buildings
Acer
Sp:10.00
Di:0.45
Ht:7.00

Ditch in
Hedgerow
(No Access)

Existing trees

Ditch in
Hedgerow
(No Access)

Existing hedges, scrub and thickets

FL
102.63

Arable Field

Existing rough grassland managed for
wildlife habitat

RFL
107.29

FL
101.97

871 sq.m.

19m Vib Eve Hedge
57No. plants @ 3/m

Proposed trees

Oak
Sp:10.00
Di:1.00
Ht:10.00

Oak
Sp:8.00
Di:0.60
Ht:10.00

FL
101.20

Research and
Development

A
Av.8.0m Ht.
Ash & Acer
Tree Belt

Existing
Barn

No Access to
Ditch From This
Point

ASH
Sp:6.00
Di:0.80
Ht:7.00

Unknown
Sp:5.00
Di:0.15
Ht:6.00

Unknown
Sp:5.00
Di:0.15
Ht:6.00

Unknown
Sp:8.00
Di:0.80
Ht:6.00

Ash
Sp:5.00
Di:0.70
Ht:7.00
WTL
99.735

ACER
Sp:9.00
Di:1.20
Ht:8.00

Areas around proposed to be seeded with
wildflower mix in accordance with ecologists
recommendations and managed for wildlife
habitat

Av.8.0m Ht.
Ash Tree Belt

Ditch
Unknown
Sp:5.00
Di:0.15
Ht:6.00

Stay

Residential Dwelling &
Private Gardens

STN A1
X:574054.592
Y:255163.898
Z:99.806

POND - SECTION A-A 1:100

Existing
Office

Existing
House

Existing
Barn

Existing ground level
- approx 100.50

STN A2
X:574067.289
Y:255137.596
Z:98.782

Southern and western slopes finished
at 1:5 max gradient to provide access
for amphibians, invertebrates an small
mammals
Gently sloping marginal shelf 0-1m depth.

FRUIT
Sp:10.00
Di:0.40
Ht:7

PRUNUS
Sp:6.00
Di:0.30
Ht:5

FRUIT
Sp:10.00
Di:0.40
Ht:7
FRUIT
Sp:10.00
Di:0.40
Ht:7

Revisions :

TP

ASH
Sp:3.00
Di:0.60
Ht:5.00

HAZEL
Sp:6.00
Di:1.00
Ht:4.00

Arable Field

Ditch in
Hedgerow
(No Access)

Av. 4.5m Ht.
Hedgerow &
Dense
Undergrowth

Existing
Barn

WILLOW
Sp:7.00
Di:1.00
Ht:7.00

Proposed woodland planting

Av. 4.5m Ht.
Hedgerow &
Dense
Undergrowth

Oak
Sp:6.00
Di:0.45
Ht:8.00

FL
101.20

Proposed hedges

Ditch in
Hedgerow
(No Access)

Ash
Sp:8.00
Di:0.30
Ht:8.00

101
EP

100
99
98

Existing ground level
- approx 101.50

Existing ground level

Water level - 99.43

Deeper section of pond
1.5 - 2m depth.

Gently sloping marginal
shelf 0-1m depth.

Land & Sculpture Design Partnership

LANDSCAPE ARCHITECTURE · SCULPTURE · ARBORICULTURE

CLIENT : Claydon Ltd
SITE : Gaines Hall, Wickhambrook
DRG : Proposed Alterations and Extensions - Planting
Proposals Phase 1 & Phase 2
DRN BY : GH
SCALE : 1:500 @ A0
DATE : August 2014
No : LSDP 10868.06
OCTAGON HOUSE · THE WATER RUN · HITCHAM · IPSWICH · 1P7 7LN
T : 01449 740272 · E : LSDP@btinternet.com

Figure 4:Landscaping Proposals - Consented Assembly Building.
Source: Landscape and Sculpture Design Partnership.
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3.

LANDSCAPE ANALYSIS

3.1

Landscape Character

3.1.1

In accordance with National and Local guidance, this section considers the existing landscape character of the Site
and its environs.

3.1.2

• Remnant parkland, ancient woodlands, commons and greens with a diverse grassland flora. River valleys support
areas of ecologically rich unenclosed ‘semi-wild’ fenland and remnant dry heaths dominated by poor dry grassland.
• Small slow-flowing rivers and streams and the River Waveney drain the clay plateau. The River Waveney has
a relatively large-scale open valley landscape compared with the other river valleys which have narrow valley
bottoms. High density of isolated farm ponds in the southern half of the NCA.

The character of the landscape evolves over time as a result of the interaction of human activity and the natural
environment (people and place). Factors used to assess landscape character include:

• Historic features include Palaeolithic archaeology, evidence of Roman enclosures, bronze- age and iron-age
activity, remnant medieval and Tudor deer parks, scattered small parkland estates and Second World War
airfields. Round-towered Saxo-Norman and medieval churches and 19th-century windmills are prominent historic
landscape features.

• Physical – geology, land-form, climate, soils, fauna and flora;
• Cultural and Social – land-use, settlement, enclosure & history;
• Aesthetics – colour, texture, pattern, form and perception.
3.1.3

• Large number of isolated moated timber-framed farmhouses and farm buildings with steeply pitched clay-tiled or
long-straw thatched roofs. Little flint, some brick (especially in towns).

It should be noted that landscape is a continuum and character does not generally change abruptly on the ground.
More commonly, the character of the landscape will change gradually and therefore the boundaries between both
Landscape Character Types (LCTs) and Landscape Character Areas (LCAs) should be considered to reflect zones
of transition.

• A dispersed settlement pattern of small nucleated market towns with architectural variety and colour, loosely
clustered villages and scattered hamlets. Settlement is often focused around large medieval greens. Many of the
market towns have modern extensions.

National
3.1.4

3.1.5

• Some major transport links including the Norwich to London main rail line but infrastructure routes are predominantly
an extensive network of narrow lanes and byroads.

At the National Level, Wickhambrook lies within NCA 83: South Norfolk and High Suffolk Claylands. NCA 83 occupies
a large area of Central East Anglia which stretches from just below Norwich to the North of the River Gipping. The
NCA is dominated by the predominantly flat clay plateau which is incised by several small-scale wooded river
valleys with complex slopes which are unexpected for East Anglia.

• The Mendlesham and Tacolneston masts (tall communications masts), wind turbines at Eye airfield and hightension overhead power lines are prominent modern features in the landscape.’

Key characteristics of the South Norfolk and High Suffolk Claylands (NCA 83) include:

(Natural England, 2012)

• ‘Large plateau area of chalky glacial till that is generally flat or only gently undulating, but can be locally concave.
The edges of the plateau have been dissected by watercourses that form greater slopes, especially along the
tributaries of the Waveney.

Regional
3.1.6

At the regional level (East of England Landscape Framework, Landscape East) the site is situated within the
Wooded Plateau Farmlands Landscape Character Type. For the most part this is a settled, early enclosed landscape
with frequent ancient woods, associated with a rolling, in places undulating glacial plateau, dissected by numerous
shallow valleys. The landscape is drained by numerous small watercourses which dissect the plateau, creating a
series of shallow valleys. Field ponds are a feature in places.

3.1.7

Field patterns are generally irregular, with medium to large sized fields. There has been much modification as a
result of reorganisation/ boundary removal in the 20th century.

3.1.8

Settlement comprises a mixture of scattered farmsteads, hamlets and occasional larger villages, the latter often
linear in form where they have grown along roads. In some areas there is a strong vernacular tradition of timber
farmed buildings with tiled roofs. Some 19th/20th century brick buildings also occur in linear hamlets and around
enclosed greens.

3.1.9

Greens that are often triangular, or linear are a common feature of this area, and are often described as tyes in
Suffolk and Essex.

• Views are frequently open, only sometimes confined by hedges and trees, with some woodland present. The small
valleys support quite confined landscapes with intimate views.
• Chalk bedrock overlain by glacial till, gravels and sands. Heavy, seasonally waterlogged chalky clay soils occur
on the plateau, with small areas of better soils at the edges. The valley bottoms contain areas of glacial outwash
deposits as well as some areas of deep peat.
• Scattered areas of ancient woodland, game copses, shelterbelts, valley floor plantation and carr woodland as well
as hedgerow trees provide a treed landscape character, despite much boundary loss.
• A mix of remnant medieval ancient countryside, some of it with a decidedly coaxial character, although irregular
field patterns and large modern amalgamated open fields dominate.
• Sinuous field boundaries are formed by deep ditches, some with hedgerows and hedgerow trees.
• Extensive areas of arable land dominated by cereals with breakcropping of sugar beet and oilseed rape, and some
pastures along valley floors Intensive pig and poultry production is common.

10 | Land at Wickhambrook, Suffolk

KEY
Site Boundary
Suffolk Landscape Character Assessment
LCA 28: Wooded Chalk Slopes
LCA 18: Rolling Valley
Farmlands
LCA 23: Undulating Ancient
Farmlands
LCA 26: Valley Meadowlands
Note: NCA 83: South Norfolk and High Suffolk
Claylands and the Wooded Plateau Farmlands
LCT encompass the full extent of the map

Figure 5: Landscape Character. Scale 1:20 000 @ A3.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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3.

LANDSCAPE ANALYSIS Continued.

County

tree planting on greens has also had an adverse effect on the character of the historic landscape. However, despite
these changes the landscape maintains much of its historic character’.

3.1.10 The county level assessment (the Suffolk Landscape Character Assessment) provides the best level of detail for

this assessment. The Site lies within the Undulating Ancient Farmland Landscape Character Area (LCA 23). This
landscape type only occurs in one place, which is an area of clay ‘upland’ bordering the Stour and Glem rivers in
south-west Suffolk.
3.1.11 Key characteristics of the Undulating Ancient Farmland (LCA 23) include:

Site Specific Landscape Character
3.1.17 The following key characteristics were identified during the field survey:

• The landscape surrounding the Application Site is one of variable sized, generally medium to large fields with
geometric boundaries of varying condition. There is moderate tree cover, both blocks and belts of woodland and
hedgerow trees, and the landscape is gently undulating. This is considered to give rise to a landscape of medium
scale.

• ‘Undulating arable landscape
• Field pattern generally a random ancient pattern with occasional areas of regular fields associated with former
mediaeval deer parks.

• Field boundaries surrounding the Application Site and in the local area are generally delineated with vegetation.
As a result, some views in the local area are substantially foreshortened, while others are longer-reaching. The
Application Site itself is considered to have a medium level of enclosure.

• Oak, ash and field maple as hedgerow trees
• Substantial open areas created for airfields and by post WWII agricultural improvement
• Studded with blocks of ancient woodland

• The surrounding landscape is rural in character, being a managed agricultural landscape, predominantly arable
in use. The medium to large-sized fields and the numerous farmsteads and hamlets combine to form a landscape
pattern of medium complexity.

• Dispersed settlement pattern of loosely clustered villages, hamlets and isolated farmsteads
• Villages often associated with greens or former greens
• Rich stock of mediaeval and Tudor timber-framed and brick buildings and moated sites

• The local landscape includes numerous signs of human influence. Existing settlement in the local area includes
many small hamlets as well as the larger village of Wickhambrook.

• A large scale landscape with long undulating open views trees, either in hedges or in woods, are always a
prominent feature

• Skylines in the area are generally formed by a combination of tree belts, woodlands and hedgerow trees.

• In the undulating landscape, crop production, especially oilseeds can be visually prominent’.

3.2

National: NCA Statements of Environmental Opportunity

3.1.12 This is predominantly an area of ‘ancient enclosure’, with an irregular pattern of fields bounded by large, long-

established hedges. This is particularly the case in proximity to the Site. The area is well stocked with ancient woods
of moderate size, usually situated on the tops of the more poorly drained clay hills.
3.1.13 ‘The settlement pattern is one of dispersed farmsteads and hamlets, scattered between moderately sized green-

edge settlements. Some of the greens are well preserved, as at Depden, but many of the others were enclosed or
in-filled with housing in the 18th and 19th centuries, as at Lawshall and Chedburgh, and survive only as names.
There are only occasional larger villages, as at Wickhambrook, Chedburgh or Glemsford.
3.1.14 There is a rich stock of medieval and Tudor timber-framed and brick buildings, some of which lie within moated sites,

e.g. Depden Hall and Giffords Hall in Wickhambrook, or on the green edges, as is the case of the important mid-13th
century house at Purton Green in Stansfield.
3.1.15 In general there are long, open views across this undulating landscape in which trees, either in hedges or in woods,

are always a prominent feature.
3.1.16 The historic pattern of field boundaries has been degraded through 20th century agricultural rationalisation that

has resulted in a large number of hedges being removed, as at Rede or Mickley Green. Furthermore, inappropriate
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Landscape Management Guidelines

3.2.1

Statements of Environmental Opportunity for the South Suffolk and North Essex Claylands (NCA 86) of relevance
to the proposal include:
• ‘SEO 1: Encourage measures that lead to the enhancement of existing historic settlements and sites of
archaeological interest and the design and location of new developments and infrastructure. Provide wider
associated social and cultural benefits through the provision and management of high-quality green infrastructure
networks. For example by:
º ‘Conserving the historic environment and key features of ‘ancient countryside’ such as timber-frame
houses, moated farmsteads, historic churches, barns, castles and enclosure patterns, together with sites of
archaeological interest;
º Within urban areas creating new multifunctional landscapes and habitats and extending at appropriate scales
existing networks that are in character with the area and contribute to biodiversity through green infrastructure
planning;
º Conserving and appropriately managing the area’s sense of place within the built environment and using

KEY
Site Boundary

50 - 60m

60 - 70m

70 - 80m

80 - 90m

90 - 100m

100 - 110m

110 -120m

120 - 130m

>130m

N

Figure 6: Landform Analysis. Scale 1:20 000 @ A3.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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3.

LANDSCAPE ANALYSIS Continued.

this understanding, and the area’s traditional settlement patterns, to plan for and inspire new development,
particularly around Ipswich, Chelmsford, Harlow and Stevenage;
º Conserving traditional building features that are distinctive to the area, including pargeting, straw thatch, flintknapped churches, weatherboarded post windmills and the traditional riverside features such as water mills,
which have a strong visual impact in the landscape;
º Ensuring that high-quality green infrastructure is considered in all newbuild projects, encouraging developers
and planners to consider this aspect at the outset of scheme design with the aim of promoting space for
wildlife and outdoor recreation;
º Promoting the use of traditional building materials in building restoration or new development where this
would be appropriate, to enhance the local character (for example, exposed timbers, colourwashed render (in
traditional colours), pargeting, cream bricks (‘Suffolk whites’) or soft-hued red bricks);

º restore known lost woods or portions of woods, and create and manage new small to medium-sized woods,
particularly on the plateau and plateau edges
º promote the use of wood fuel as a renewable energy as well as the carbon storage benefits of new woodland
º maintain trees that provide features in the agricultural landscape such as hedgerow trees and pollards, small
copses and ancient semi-natural woods
º encourage appropriate tree planting using local native species to help maintain the traditional wooded
appearance and character of the clay plateau
º restore important characteristic field boundary patterns such as pre-enclosure and parish boundaries, and
manage and replant hedgerows

º Ensuring that local development frameworks recognise the importance of conserving and enhancing the
landscape to help to reduce the likelihood of negative impacts from new developments;

º ensure new hedgerow planting on the clay plateau does not block important amenity views or excessively
enclose the landscape

º Working in partnership with businesses within the AONB and nearby to encourage best practice to ensure that
measures are taken to control light and noise pollution in order to protect the area’s special qualities and high
levels of tranquillity;

º retain characteristic surviving medieval enclosure, and sunken hollow lanes which are a landscape feature,
lined with hedgerows, (although the impact of Dutch Elm disease is apparent)

º Supporting the use of historic and landscape characterisations to inform change, and encouraging their use in
community-based planning to help to identify locally valued townscapes, rural landscapes and heritage assets;
º Investigating ways of securing better management of the heritage assets that contribute to the character of the
area, particularly those that have been identified as ‘Heritage at Risk’; and
º Conserving and interpreting historic features in the landscape, including traditional farmsteads and buildings,
and geological and archaeological interest features such as ancient wood banks and earthworks, while
recognising the potential for undiscovered remains.’
Regional
3.2.2

woodland

The key integrated management objectives for the Wooded Plateau Farmlands are to:
• ‘Manage, enhance and restore ancient wooded landscape, hedgerows and hedgerow trees
º bring areas of ancient woodland back into active management particularly using techniques such as coppicing
and ensure continued management of willow carr and free standing willows through traditional pollarding and
coppice management
º conserve and enhance ancient woods as distinct historic landscape features within their original form and
boundaries
º promote other woodland planting and where historically appropriate, link up small remnants of ancient
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• Conserve the tranquillity that exists over a wide area in the farmlands, protect views into and out of Dedham Vale
AONB and resist further suburbanisation of the farmlands in Essex
º retain pasture land, encourage appropriate tree planting along river courses within the valleys, and continue
restoration of larger ponds to conserve the character of the farmed landscape
º ensure modern enclosure, often for horse paddocks around settlements, does not change the character of the
farmed landscape
º plan for and manage land sold in smaller plots for non agricultural use (e.g. extended gardens, keeping
caravans, keeping of horses) to ensure minimal negative effects on landscape character
º ensure redundant agricultural buildings subject to applications for change of use (e.g. residential, office space,
visitor accommodation) are monitored to ensure that conversions or change of use developments reflect the
local building style, resist suburbanization and do not contribute to incremental new development in the open
countryside and associated growth in demand for gardens
º ensure applications for replacement dwellings, communication infrastructure, and utility infrastructure have
minimal negative landscape and visual impacts on the character of the area
º use the opportunity of major developments in areas of growth or in identified areas of demand or need (as
identified in the Haven Gateway Green Infrastructure Strategy) to create new green infrastructure including
green links that restore or enhance key views in or out of the AONB

3.

LANDSCAPE ANALYSIS Continued.
• Conversion and expansion of farmsteads for residential uses

• Maintain traditional dispersed settlement patterns and seek solutions for vernacular buildings falling into disrepair

• Impact of deer on the condition of woodland cover

º maintain the dispersed settlement pattern - scattered farmsteads and small settlements around ‘tyes’
(commons) or strip greens and isolated hamlets with a road pattern that is winding (away from major routes),
often with wide verges and strong hedgerows
º maintain and restore the traditional buildings (and their curtlilages/setting) including timber-framed and
colourwashed houses with steeply pitched roofs, (sometimes faced with Georgian red brick, pegtiles or wheat
straw thatch), the impressive churches and a rich heritage of barns

• Large-scale agricultural buildings in open countryside
• Development of wind turbines
3.2.10 Of particular relevance to the Site is settlement expansion eroding the characteristic form and vernacular styles.

‘Parishes in this landscape tend to consist of multiple clusters of varying sizes. The release of land for development
should, if at all possible, reflect the local pattern. Ribbon development destroys this pattern and can have a
considerable impact on the wider landscape. When vernacular styles and detailing are used for housing or other
development the choice should echo that of the immediate locality or the specific cluster in which the development
is proposed’.

º maintain and enhance the concentration of historic moated sites, and the well preserved medieval towns and
villages with elaborate timber-frame houses (e.g. Lavenham, Finchingfield, Cavendish and Thaxted)
County
3.2.3

3.2.4

3.2.5

The Undulating Ancient Farmland LCA is described as a landscape of ‘undulating clay farmland, with frequent
low hilltops dissected by small streams flowing south into the river Stour. The characteristic land cover is arable
farmland divided by an irregular sinuous field pattern, and scattered with ancient woodland. The historic field
pattern is often degraded by later boundary rationalisation. There are a few discreet areas of regular fields arising
from the enclosure of mediaeval deer parks’.

3.2.11 Land Management Guidelines include:

• ‘Reinforce the historic pattern of sinuous field boundaries
• Recognise localised areas of late enclosure hedges when restoring and planting hedgerows
• Maintain and restore greens and commons

‘Ancient woodland is a significant feature within this landscape and tends to be in the form of quite large isolated
blocks. The extent of tree cover is now generally stable but much of this resource is at risk from inappropriate
management and neglect including a lack of deer control.
Settlement is scattered widely throughout this landscape, with parishes tending to have multiple built clusters of
various sizes: large groups often elongated; outlying groups often based on green-side settlement; and wayside
settlements and farmsteads. These historic patterns within parishes are easily lost to infill and ribbon development.

3.2.6

This landscape contains an important array of moated sites and farmsteads, usually multiperiod ad-hoc collections
of buildings. These are often the focus for redevelopment and modification. As well as the loss of characteristic
features on individual buildings, the associated development of garden curtilages and paddocks has a significant
impact on the wider landscape, which increases with the frequency of such conversions.

3.2.7

Although most greens and commons in this landscape have been enclosed, they remain as important open spaces
that shape the relationship of buildings to each other and define the form of settlements. Intake of such land into
gardens, or a change of use, has a significant impact on the wider landscape.

3.2.8

Developments in agriculture have increased the demand for large-scale buildings, such as those associated with
poultry production. These can cause considerable intrusion, especially in this undulating landscape, if the siting,
finish and planting are not appropriate to mitigate their visual impact’.

3.2.9

Key Forces for change identified in this LCA include:

• Maintain and increase the stock of hedgerow trees
• Maintain the extent and improve the condition of woodland cover with effective management
• Maintain and restore the stock of moats and ponds in this landscape’

3.3

Settlement Character

3.3.1

This is mainly an anciently-enclosed landscape of mixed farming practises, with a pattern of small isolated farms and
farming hamlets around greens and commons which retain a rich legacy of historic barns and other farm buildings.
Confirmation of the age of the dispersed settlement pattern is provided by the numerous halls and farmsteads that
are surrounded by medieval and Tudor moats. The village of Wickhambrook is scattered around eleven greens,
which follow an Anglo-Saxon settlement pattern of small farms and scattered groups of houses beside the fields.

3.3.2

There are three large Manor houses, Giffords, Badmondisfield and Clopton Hall, all high status, timber-framed
examples of the 16th century. There are several large farmhouses dating from the early 1500’s.

3.3.3

The village itself is surrounded by arable fields and a few copses and small woodlands generally following the
tributary valleys.

• Expansion of garden curtilage
• Change of land use to horse paddocks and other recreational uses
• Settlement expansion eroding the characteristic form and vernacular styles
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4.

VISUAL ANALYSIS

4.1

General

4.1.1

This section provides a description of the nature and extent of the existing views from, towards and between the Site
and the surrounding area. It also includes reference to specific locations that will potentially be subject to potential
impacts arising from proposed development of the Site.

4.1.2

Photographs were taken in August 2020 representing a best case scenario in terms of the level of screening
provided by existing vegetation. Visibility will be higher in winter when deciduous vegetation is not in leaf.

4.1.3

Establishing the specific nature of these views provides an understanding of the context and setting of representative
viewpoints and the nature of views in terms of distance, angle of view, and seasonal constraints associated with
specific visual receptors. The identification of key sensitive receptors and links to the representative viewpoint are
carried forward to the appraisal process.

4.2

Visual Envelope

4.2.1

The visual envelope is the extent of the area from which the Site and proposed development is likely to be visible
(refer to Figure 7).

4.2.2

The combination of relatively gentle topography, the elevation and location of the Site, and numerous substantial
woodland belts means that the Site is well screened from many potential viewpoints.

4.2.3

The visual envelope comprises open countryside with scattered settlement, including the various greens of
Wickhambrook. The wider landscape contains an extensive network of Public Rights of Way. The principal views
towards the Site are from the surrounding road network and Public Rights of Way which run through the wider
landscape (see Figure 7: Visual Analysis).

Viewpoint 2
4.2.10 From this point on Back Lane there are clear views across part of WS191 along the existing field access point. The

remainder of WS191, as well as Parcels B and C are beyond the scope of this viewpoint. Built development would
be clearly visible from this point, although set beyond areas of Green Infrastructure.
Viewpoint 3
4.2.11 In this view from the B1063, to the south of WS192, there are clear views across the full extent of WS192, with some

glimpsed views towards WS191 in the distance. WS195 lies beyond the scope of this viewpoint.
4.2.12 Development would be clearly visible from this point beyond the existing roadside hedgerow, however there is

potential to incorporate a green lane approach to any dwellings fronting onto the B1063, retaining the green frontage
to the road. Development should seek to improve the vegetated edge of the road and restore the native hedgerow
character.
Viewpoint 4
4.2.13 In this view looking south-west from the B1063 there are clear views towards existing agricultural sheds on the

Claydon Yield-o-Meter Site, although existing mature trees provide some softening. WS195 is set beyond an existing
hedgerow, and the proposed new assembly building described in paragraph 2.1.23 will be a clear feature of this view
in the future, although the proposed landscaping along the access road will serve to screen and soften these views,
and views towards the remainder of WS195.
4.2.14 Any proposed development to the east of the consented assembly building will be visible from this point, although

at some distance and generally limited to upper storey windows.

4.2.4

The primary visual envelope extends a short distance to the north and south, and approximately 1km to the east and
west in all directions. The secondary visual envelope on the other hand extends approximately 4km in all directions.

4.2.15 WS191 and WS192 are located beyond the scope of this viewpoint.

4.2.5

The Site has been split into three distinct areas – A, B and C. Each viewpoint will be individually assessed against
each parcel of land within the development area in order to determine each receptors sensitivities to the proposed
development.

4.2.16 Similarly to Viewpoint 4, Viewpoint 5 is from the B1063, looking south-west towards WS195. The consented assembly

The proposed development includes significant green infrastructure which will be delivered alongside the proposed
development. In some instances this will serve to mitigate the impact of the proposed development in the long-term
(see Illustrative Masterplan prepared by Carter Jonas).

4.2.17 Any development to the east of the consented assembly building will be clearly visible from this point, but will be

4.2.6

4.2.7

For A1 panoramas, refer to Appendix A.
Viewpoint 1

4.2.8

4.2.9

Viewpoint 5
building will be a feature of this view in the future, although well screened in the long-term by proposed native whip
planting.
seen in context with existing residential development. Mitigation associated with the consented assembly building
will further screen and soften any views of development.
4.2.18 Parcels WS191 and WS192 are located beyond the scope of this viewpoint.

Viewpoints 6 and 7

From this point on Back Lane there are clear views across the full extent of WS192 along the existing field access
point. There are clear views towards existing residential development off Boyden Close, which fronts onto the Site.
Parcels WS191 and WS195 are beyond the scope of this viewpoint.

4.2.19 Viewpoints 6 and 7 are both from PRoW W-561 028/0 to the north of WS195. From Viewpoint 6 there are clear

Built development would be clearly visible from this point, although set beyond areas of Green Infrastructure. Whilst
development will impact on the view, it offers the opportunity to create a positive relationship between the proposed
development and existing built development along Boyden Close.

4.2.20 The consented assembly building will be a feature of this view in the future, although well screened in the long-term
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views towards the Claydon Yield-o-Meter sheds, although these views are generally restricted to the rooftops, and
partially screened by existing vegetation.
by proposed native whip planting.

4.

VISUAL ANALYSIS Continued.

4.2.21 Any development to the east of the consented assembly building will be clearly visible from this point, but will be

seen in context with existing residential development. Mitigation associated with the consented assembly building
will further screen and soften any views of development.
4.2.22 From Viewpoint 7, the proposed development area within WS195 is located beyond the rising topography. Proposed

development is unlikely to be visible from this point.
Viewpoint 8
4.2.23 In this view from Mole Hill there are clear views across WS195 through gaps in boundary vegetation. From this

point Gaines Hall Grade II Listed Building is visible in the distance, the arable field contributing to the rural setting.
Viewpoint 9
4.2.24 Viewpoint 9 is representative of users of Mole Hill. A lack of intervening boundary treatment allows clear views

across the southern most field within WS195. This area provides separation of the settlement to Attleton Green.
4.2.25 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 10
4.2.26 In this view from the B1063 there are clear views across the southern fields within WS195 due to the land descendng

the valley of the tributary. This is a middle distance view over open arable fields with mature individual trees
including oaks, that form the boundary to Mole Hill.
4.2.27 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 11
4.2.28 In this view from PRoW W-561 013/0 the Site is well screened by existing vegetation with just some glimpsed views

towards existing agricultural buildings associated with the Claydon Yield-o-Meter business. Development will be
barely discernible from this point.
4.2.29 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 12
4.2.30 Views towards the Site from PRoW W-561 013/0 vary depending on location, angle and layers of intervening

vegetation. From this viewpoint WS195 is fairly well screened by existing vegetation. The rising land in the
southernmost field is visible in the distance, with some glimpsed views towards existing residential development
around Thornes Green beyond this. The existing vegetation would seem to obscure much of the Site and therefore
much of any future development. Glimpsed views will be possible towards the higher ground within the parcel. If
new skyline impact trees can be incorporated into the development framework the impact on this viewpoint would
be considered to be minimal.
4.2.31 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 13
4.2.32 In this view from PRoW W-561 034/0, WS191 is visible in the distance, the extent of which can be discerned with

reference to the linear hedgerow which demarcates the field to the north.
4.2.33 This is a view from the plateau which affords open clear views over longer distances, towards the arable field

appearing above the hedgerow and between individual hedgerow trees.
4.2.34 Whilst WS192 and WS195 are within the scope of this view, they are barely discernible due to distance and layers

of intervening vegetation.
Viewpoint 14
4.2.35 In this view from higher ground to the south of the Site, all parcels are barely discernible due to distance and layers

of intervening vegetation. Any development will be barely discernible from this point.
Viewpoint 15
4.2.36 In this near distance view from the B1063, at the junction with the access drive to ‘The Gesyns’ there are views

towards the western end of WS191.
4.2.37 This is a view from the plateau where boundary vegetation of near and middle distance form the horizon line as the

land falls away to the east.
4.2.38 WS192 and WS195 are beyond the scope of this viewpoint.

Viewpoint 16
4.2.39 In this view from PRoW W-561 002/0, WS195 is barely discernible due to distance and layers of intervening

vegetation. Any development will be barely discernible from this point.
4.2.40 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoints 17 and 18
4.2.41 In these views from Public Rights of Way to the south of the Site there are some glimpsed views towards existing

agricultural buildings associated with the Claydon Yield-o-Meter business, however these are at some distance and
are barely discernible amongst layers of intervening vegetation. Development on WS191, WS192 and WS195 would
be barely discernible from this point.
Viewpoint 19
4.2.42 In this view from Boyden Close to the immediate east of WS192 there are clear views across the full extent of

the parcel, and north towards WS191. Any development would be clearly visible from this point, but would not
necessarily be out of context in relation to the existing Boyden Close/Nunnery Green housing development.
4.2.43 Through good design, this area of existing Public Open Space can be enhanced, creating a positive interface

between existing and proposed development.
4.2.44 WS195 is located beyond the scope of this viewpoint.
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4.

VISUAL ANALYSIS Continued.
º Users of the A143; and

Viewpoint 20

º Users of Giffords Lane.

4.2.45 In this view from PRoW W-561 016/0 there are clear views across the southern fields within WS195 due to a lack

of intervening boundary vegetation. This area illustrates the distinct areas of settlement at Attleton Green and
Wickhambrook.

• Residents of Residential Dwellings
º Residents of Boyden Close;

Viewpoint 21

º Residents of the B1063;

4.2.46 In this view from Attleton Green, just before the private drive approaching Gaines Hall, there are clear views across

WS195 due to a lack of intervening boundary treatment. Dwellings of Wickhambrook can be discerned to the north
east set within mature vegetation.

º Residents of Mole Hill;
º Residents of Attleton Green;

Viewpoints 22 and 23

º Residents of Gaines Hall; and

4.2.47 In these long-distance views from the wider landscape, the Site is barely discernible due to distance and layers of

º Residents of Thorns Meadow.

intervening vegetation. Any development would be barely discernible at such distances.

4.3

Visual Receptors

4.3.1

The following people have been identified as potential receptors of visual effects of development of the Site.
• Users of Public Rights of Way
º Users of PRoW W-561 028/0;
º Users of PRoW W-561 013/0;
º Users of PRoW W-561 034/0;
º Users of PRoW W-561 042/0;
º Users of PRoW W-561 002/0;
º Users of PRoW W-561 003/0;
º Users of PRoW W-205 007/0; and
º Users of PRoW W-561 016/0;
• Users of Roads
º Users of Back Lane;
º Users of the B1063;
º Users of Mole Hill;
º Users of Attleton Green;
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4.3.2

The potential visibility of proposed development is consistent with the character of the local landscape due to the
urban fringe influences and presence of existing residential built form across the majority of views; furthermore,
views of proposed development can be addressed through appropriate mitigation.
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Figure 7: Visual Analysis and Locations of Representative Views.
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Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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Figure 8: Representative Views.
Source: JBA, August 2020

WS192
Residential dwellings off Boyden Close

B1063 (beyond hedge)

Back Lane

WS191

Viewpoint 1: View south across WS192 from Back Lane

Back Lane

Viewpoint 2: View north across WS191 from Back Lane

WS192
WS191

Viewpoint 3: View north across WS192 from the B1063
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Back Lane

Residential dwellings off Boyden Close

B1063

VIEWPOINT 1

Enlargement Factor: 100% @ A3

Camera Model and Sensor Format: Nikon D3200, CFS

Presented FOV (HxV): 44° x 27°

Projection: Planar

Photograph Date and Time: 12.08.2020, 08:37

Camera Lens: Nikon 35mm

Visualization Type: Type 1
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VIEWPOINT 2

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020

WS195
Claydon Yield-o-Meter

Viewpoint 4: View south towards WS195 from the B1063

WS195

B1063

Viewpoint 5: View south towards WS195 from the B1063

Access to Claydon Yiel-o-Meter

WS195
Claydon Yield-o-Meter

Viewpoint 6: View south towards WS195 from PRoW W-561 028/0
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VIEWPOINT 4
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Visualization Type: Type 1

Landscape Statement | 25

VIEWPOINT 5

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020

WS195
Claydon Yield-o-Meter

Viewpoint 7: View east towards WS195 from PRoW W-561 028/0

WS195

Mole Hill

Viewpoint 8: View west towards WS195 from Mole Hill
Mole Hill

Viewpoint 9: View north-west across WS195 from Mole Hill
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‘Julie’

WS195
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Visualization Type: Type 1
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VIEWPOINT 8

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020
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Viewpoint 10: View west towards WS195 from the B1063
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PRoW W-561 013/0

Claydon Yield-o-Meter

Viewpoint 11: View north towards WS195 from PRoW W-561 013/0

WS195

Residential dwellings along B1063

Viewpoint 12: View north towards WS195 from PRoW W-561 013/0
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VIEWPOINT 10
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VIEWPOINT 11

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.

WS191

Source: JBA, August 2020

Residential dwellings at Boyden End on B1063

Viewpoint 13: View south towards WS191 from PRoW W-561 034/0

Viewpoint 14: View south towards the Site from PRoW W-561 042/0
Access to ‘The Gesyns’

Viewpoint 15: View east towards WS191 from the B1063

36 | Land at Wickhambrook, Suffolk

Tree belt around ‘The Gesyns’

Site

Site
B1063

VIEWPOINT 13

Enlargement Factor: 100% @ A3

Camera Model and Sensor Format: Nikon D3200, CFS

Presented FOV (HxV): 44° x 27°

Projection: Planar

Photograph Date and Time: 12.08.2020, 08:47

Camera Lens: Nikon 35mm

Visualization Type: Type 1

Landscape Statement | 37

VIEWPOINT 14

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.

WS195

Source: JBA, August 2020

Claydon Yield-o-Meter

Viewpoint 16: View north towards WS195 from PRoW W-561 002/0

WS195

Claydon Yield-o-Meter

Viewpoint 17: View north towards WS195 from PRoW W-561 003/0

WS195

Claydon Yield-o-Meter

Viewpoint 18: View north towards WS195 from PRoW W-205 007/0
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VIEWPOINT 16
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VIEWPOINT 17

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020

WS192
B1063 (beyond hedge)

Viewpoint 19: View west across WS192 from Boyden Close

WS191

WS195

Dwellings descending Mole Hill

Attleton Green

Viewpoint 20: View north-west towards WS195 from PRoW W-561 016/0

Viewpoint 21: View east across WS195 from Attleton Green
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VIEWPOINT 20

Enlargement Factor: 100% @ A3
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VIEWPOINT 21
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Figure 8: Representative Views.
Site

Viewpoint 22: View west towards the Site from the A143

Viewpoint 23: View north-west towards the Site from Giffords Lane
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Site

Source: JBA, August 2020
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VIEWPOINT 23

Enlargement Factor: 100% @ A3
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5.

SUMMARY OF CHARACTERISTICS AND OPPORTUNITIES

5.1

Likely Causes of Impact

5.1.1

All landscapes have a degree of intrinsic sensitivity, however landscapes contain a range of different components
that will respond differently, subject to the type of the development that is being proposed. To inform the analysis
of impacts, judgements should be made regarding the nature of changes which arise specifically from the type of
development being considered. The following section sets out the likely causes of impacts which would occur in
relation to the proposed development incorporating residential and employment uses.

5.1.2

During the construction phase direct adverse effects to landscape components will result from changes in land
cover, vegetation and alterations to the existing topography, for example through excavation for foundations, roads
and services. This will occur alongside the provision of temporary infrastructure such as access, site compounds
and parking; the storage of materials; erection of temporary fencing/hoardings; the use of operational plant; and
general construction works. All are uncharacteristic features of the landscape, but will generally be temporary and
short-term.

5.1.3

Permanent impacts relate to the built form of residential development, incorporating highways infrastructure, and
likely to extend over a series of phases in the longer term. Other built aspects of the masterplan such as the
proposed employment land will also give rise to impacts.

5.1.4

Positive impacts will relate to formal areas of open space outside of the wider green infrastructure network and to
mitigation integrated into the proposed development (i.e. green infrastructure and strategic landscaping), including
retained trees and hedgerows (as far as possible), open space provision, SUDs, attenuation areas and new planting.

5.2

Characteristics and Opportunities

5.2.1

Landscape sensitivities / characteristics and opportunities for potential development, taking into account planning
policy context, published landscape character guidance and observations during the site visits are set out below:
Landform
• The southern extent of WS195 is particularly visible from the wider landscape of the rising valley sides.
• Opportunity to utilise landform to accomodate development within landscape, where the majority of the existing
settlement extends up to 105m AOD a transition zone between the valley and the plateau landscape character,
with Boyden End siting on the lip of the plateau landscape at 110-115m AOD, with the land rising to the north,
up to a ridge at 120m AOD. Land parcel WS191 in particular will need to consider this development pattern
characteristic.
• In general it is assumed that any development would be accommodated without significant changes to land form,
with finished floor levels broadly following the existing levels.
Green Infrastructure
• Comprised largely of field boundary hedgerows, hedgerow trees and linear belts of trees.
• Linear green infrastructure is naturally occurring, extending along existing field boundaries. There good opportunity
to retain, enhance and restore the existing network.

• Copses/blocks of woodland are frequent across the wider landscape, with potential to include some woodland
planting to break up views of any proposed development.
• The pattern of green infrastructure shows that some areas are more densely connected and continuous, with other
parts having ‘gaps/breaks’ in the green infrastructure network; enhancing these to create key green infrastructure
links/connections can be used to inform the development and landscape strategy.
Development Patterns
• Whilst Wickhambrook has historically developed organically around central greens/tyes, post-war development
adopts a more contemporary, estate-style approach. This is particularly the case along Nunnery Green/Boyden
Close to the direct east of WS192, resulting in the coalescence of Thorns, Meeting Green and Nunnery Green.
Within the wider landscape, settlement across the area is predominantly scattered, with small hamlets, individual
properties/farmsteads (including numerous Listed Buildings), connected by the historic network of local roads. As
a consequence there are few obvious ‘hubs’ of existing settlement within the wider landscape to build around in
terms of destination and any proposals would have to take into consideration the effect of coalescence.
Access and Recreation
• No Public Rights of Way pass through the Site, however to the east of WS192 lies a small area of Public Open
Space associated with Boyden Close. This provides the opportunity to create a destination around this existing
area of POS, and potentially enhances its value as a green/tye.
• The sustainable location of the Site provides the opportunity to create new links to important local assets such
as the village shop.
Openness to Public Views
• There are limited public views towards the Site due to vegetation within the valley; public views from the road
network tends to be constrained by roadside vegetation but some intermediate distance views exist.
• Where the Site is visible from Public Rights of Way, it is generally at some distance and seen in conjunction with
existing built development within Wickhambrook.
Openness to Private Views
• WS191 is open to private views from residential properties along Back Lane. The boundary treatment of these
properties generally comprises a post and rail fence which has the opportunity to be improved.
• Existing residential properties along the B1063 are relatively well contained by green infrastructure and vegetation
with limited views westwards into WS195.
• WS192 is open to private views from residential properties off Boyden Close. These views are possible from both
upper and lower storey windows.
• Individual properties are scattered throughout the wider study area and views will be available from these to a
greater or lesser degree subject to the immediate context of screening vegetation around the properties; for the
majority, views are likely to be to the immediate context only with longer distance views screened by the layers of
green infrastructure and changes in landform.
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5.

SUMMARY OF CHARACTERISTICS AND OPPORTUNITIES Continued.
Landscape Value - This sets out the relative value attached to different landscapes by society, bearing in mind
that a landscape may be valued by different stakeholders for a variety of different reasons, from national to local
level. Landscape Value is attributed to landscape receptors on the basis of any statutory designations, heritage
designations or local policy designations, combined with the assessors view on a rangie of other factors. These
include the condition of the landscape, its management and how intact its traditional features remain. They may
also include consideration of its scenic qualities, its cultural value, its interest to visitors or for recreation, and
the rarity or irreplaceability of the characteristic features within it.

Relationship with Existing Urban Area
• The Site has a direct physical and visual relationship to the existing built up area of Wickhambrook.
• Whilst the relationship to existing residential properties should be carefully considered, generally there is
opportunity to improve.
Scope to Mitigate
• As a greenfield site, there will be an inevitable degree of landscape and visual impact and it is necessary to avoid
and reduce this wherever possible.
• There is extensive scope to mitigate landscape and visual impact, much of which relates to the scale of the
proposals in themselves. These include: a landscape led approach to shaping the masterplan, avoiding impacts
by guiding development away from the most sensitive receptors; and, use of the existing green infrastructure
network to guide development and to create a framework for strategic scale landscape proposals.

6.

ASSESSING LANDSCAPE SENSITIVITY AND SUSCEPTABILITY

6.1

Principles

6.1.1

This section is used to help make judgements about the ability of the proposed Site to accomodate new residential
development. ‘The Approach to Landscape Sensitivity’ (Nat. England June 2019 (superceding Topic Paper 6 for
Landscape Sensitivity)) states that; Landscape Sensitivity is the term applied to landscape character and the
associated visual resource, combining judgements of their susceptability to the specific development type. It can be
regarded as a measure of resilience, or robustness, of a landscape to withstand specified change, without undue
negative effects on the landscape and visual baseline and their value.

6.1.2

For this the following definitions are used;
Landscape Character Sensitivity - the extent to which the proposed development can be accomodated without
unacceptable adverse effects on its character. Looking at key physical features and characteristics such as
extent and pattern of semi natural habitat, land use and enclosure pattern, quality and condition and whether the
character of the landscape would be sustained, enhanced or diminished. Effects on the landscape experience are
also assessed, relating to aesthetic factors such as scale, openess, form, line, pattern, movement and whether
these aspects would be affected positively or negatively.
Visual Sensitivity - general visibility of proposed devlopment considering views and approaches to the settlement
from principal approach roads, possible effects on distinctive skylines and effects on visually conspicous locations
such as open, flat ground or open, high or rising ground. Influences of enclosing or screening elements such
as landform, existing vegetation and built development; and visual receptors, dependent upon the location and
context of the viewpoint and viewing opportunities, the occupation / pastime of the receptor and the importance
of the view.
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6.1.3

Whilst the NPPF does not define a ‘valued landscape’, and in line with the approach taken by the European
Landscape Convention and Natural England, all landscapes are considered to have some degree of value, and
that the best-designed developments are those that respond to the character and qualities inherent in the local
landscape.

6.1.4

Recent case law in relation to NPPF paragraph 170 (CO/4082/2014 and CO/978/2016) is clear in distinguishing
designated landscapes from ‘valued landscapes’. To be considered a ‘valued landscape’, a landscape needs to
demonstrate physical attributes which take it out of the ordinary and is not merely valued by local people. Factors
which may be considered when determining whether a landscape is valued or not valued are set out within Box
5.1 of GLVIA3. These include aspects such as rarity, tranquillity, recreation value and conservation interest. Whilst
the factors listed within the box are not comprehensive, it is useful starting point for assessing if a landscape is a
“Valued Landscape”.

Sensitivity

Landscape Character / Definition
Visual Amenity

Sensitivity

Features, of good to excellent condition, which are dominant within the landscape and are

Elements of average to poor condition, that make a limited contribution to the overall character

fundamental in defining the distinct landscape character of an area.

of the area.

Important characteristics and features recognised as forming an intrinsic part of the landscape,

Features or elements that are uncharacteristic and detract from the landscape character of the

giving rise to a strong unique character and sense of place.

Landscape Character

Distinctive individual or rare features, which are likely, but not necessarily subject to statutory
Landscape Character

Landscape Character / Definition
Visual Amenity

Designations unlikely.

A landscape of strong positive and distinctive character with limited capacity to accommodate

Detracting features or elements are notable. Good opportunities for restoration and enhancement.

the development / change without affecting the baseline situation. These are likely, but not
Gardens recognised for their quality or cultural associations.

High

Views which are not recognised or have limited value, such as footpaths which are not well used.

Low

Areas of average to low visual amenity.
Detracting features may be clearly apparent.

Generally none or few detracting or uncharacteristic features. Low potential for replacement or
for mitigation.

Attention is focussed upon the activity and not the wider landscape to include;

Recognised or important views, including those identified within and protected by policy. Visual
amenity assessed as good to excellent, an area of high scenic value. These views may include
tourist destinations and those marked on maps.

A landscape of ordinary character with some evidence of erosion and limited sense of place.
Capacity to accommodate the development / change without affecting the baseline situation.

protection e.g. TPO’s or Listed Buildings and/or given significant protection by planning policy.

necessarily, statutory protected landscapes e.g. AONB, National Park, Registered Parks and

area.

Visual Amenity

•

Receptors engaged in sports or

•

Users of main roads travelling at speed, or local roads where the focus is on the road ahead
owing to level of traffic and/or the composition of views.

Designed views particularly from within and to historic landscapes/ heritage assets.
Visual Amenity

Observers whose attention or interest may be focussed on the landscape to include;
•

•

Places of work/study.

Residential properties with views from rooms occupied during daylight / waking hours
(predominantly ground floor).

•

Users of rights of way and recreation trails.

•

Users of land with public access including Open Access.

Locally important and notable features, in good to average condition with some evidence of
erosion, that contribute to the overall character of the area.
Features and elements protected by local policy.
Landscape Character

A landscape of positive character and recognisable sense of place, with some capacity to
accommodate the development / change without affecting the baseline situation. May include
local landscape designations, or other designations indicating local cultural or historic value.
Some detracting features may be present. Specific opportunities for restoration or enhancement.
Views which are locally recognised including those protected by local policy such as visually
important open space or special landscape area. Visual amenity assessed as average to good.
These views may include local destinations and well used footpath routes.

Medium

Views to or from locally important heritage assets.
Views of the landscape are part of, but not the sole purpose of activity to include;
Visual Amenity

•

Residential properties with views from rooms unoccupied during daylight / waking hours
(predominantly first floor rooms)

•

Those playing or spectating at outdoor sports or undertaking formal outdoor recreation.

•

Users of local roads where there are clear / open views across the landscape and low
levels of traffic, generally travelling at a low speed.
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Landscape Character Sensitivity
6.1.5

This assesses the extent to which proposed residential development can be accomodated without unacceptable
adverse effects on its character. Figure 9a illustrates the Landscape Sensitivity of the site.

6.1.6

This arable landscape of positive character, of good condition with sections of mature boundary vegetation of
trees and hedgerows, exhibits some fragmentation, but overall provides a sense of place. Boundary vegetation
provides important landscape features which contribute to the overall landscape character and warrant protect from
development where possible.

6.1.7

Areas of existing settlement are typically located on the lower slopes, avoiding the lip or transition zone to the plateau,
with only the occasional isolated farmstead located on the plateau. This is demonstrated through local settlement
patterns of historic origin. The majority of parcel WS191 is located within this transition zone to open plateau
character. Where there are these distinct areas of settlement and hamlets, it is important to avoid coalescence and
thus retain the character of area, such as Wickhambrook (encompassing areas known as Nunnery Green, Meeting
Green and Thorns) and Boyden End to the north as well as Wickhambrook and Attleton Green to the south.

6.1.8

Some areas of the Site to the north east are enclosed by existing mature vegetation and abut the existing area of
settlement of Wickhambrook, whilst also being located below 105m AOD, replicating the historic valley side location
of settlement. Parcel WS192 is considered an area of ordinary arable land, with some good boundary vegetation to
its northern boundary. It is also located abutting existing settlement and within the valley side. Parcel W195, where
it is located opposite Thorns on the B1063, with Thorns Meadow just to the south east, and consented agricultuural
barns to the west, screened by woodland buffer planting, is also an area of ordinary arable land within the valley
side location.

6.1.9

High Barns Grade II Listed Building at Boyden End, dating from the 17th century is set within its own garden, but
benefits from open views to the north over the rising land of the lip to the plateau. This area, whilst outside of the
garden curtilage, is considered to form part of the historic rural setting to the building, and falls within parcel WS191.

6.1.10 Gaines Hall Grade II Listed Building is to the south west of Wickhambrook and north of Attleton Green, a farmhouse

set within its own estate. Views are afforded from Mole Hill, looking to the west, across open arable fields, that also
serve as important separation as one descends Mole Hill into Attleton Green.

Visual Sensitivity
6.1.11 This assesses the general visibility and visual receptors. Figure 9b illustrates the Visual Sensitivity of the site.

Consented Buildings

6.1.12 This landscape consists of sunken lanes where tall mature vegetation meets overhead, creating more intimate and

High Sensitivity

semi-enclosed scene, especially noticeable dropping down into the valleys and tributaries of the River Glem. Views
open up to mid and longer distances as one rises up the plateau, with vegetation reducing to a single but strong
network of hedgerows and occasional trees.

Medium Sensitivity
Low Sensitivity

6.1.13 In these valley side landscapes, the visual impact of new vertical elements is increased and exaggerated by

Public Right of Way

the landform and so new buildings are likely to have an effect on both character and visual amenity of the area.
Therefore it is essential to manage this issue effectively. Built development within the transition zone identified
above would be noticeable over longer distances across the plateau and would be out of keeping with the historic
location of settlement that avoids the open plateau.
6.1.14 Areas of sensitivity include those that provide separation between Attleton Green and Boyden End, the perceived

start of Wickhambrook (encompassing areas known as Nunnery Green, Meeting Gren and Thorns) being located at
the cross roads of Mole Hill and Bunters Road, B1063 from the south, and Bunters Road from the north west where
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Notable Trees
Notable Hedgerow

Figure 9a: Landscape Character Sensitivity.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.

N

dwellings backing onto Boyden Close and those fronting onto Bunters Road announce the start of the village.
6.1.15 Parcel WS192, located immediately adjacent to properties on Boyden Close, where receptors have proprietorial

interest from habitable ground floor as well as first floor rooms. Recpetors are likely to be residents or people who
work in the local area, whereby the screening afforded to this parcels northern boundary ensures that it is viewed
against the backdrop of the existing village edge, properties to Boyden Close and Bunters Road B1063 being
particularly prominent.
6.1.16 There is a greater perception of connection, for proposed areas of the Site that are adjacent to the existing

settlement, through movement and noise associated with village edge location.
Landscape Value
6.1.17 The Site, set within an undulating landscape consists rather ordinary arable fields, bounded by sections of good

quality mature vegetation, along with existing residential settlement to the south and eastern boundaries, and
agricultural businesses to the west. Given the assessment below, it is considered that the Site is of Medium / Low
landscape value.
6.1.18 In the context of the NPPF the Site cannot be considered to be located within a valued landscape.

Landscape Value
Landscape Quality

Definition
Medium - The landscape of the Site is of medium quality, being intensively farmed but with good sections of mature hedgerows
and individual hedgerow trees, such as oak. Only the field margins are likely to have any biodiversity, and these are limited to
relatively small sections of species poor and fragmented hedgerows.
Medium - The Site is set within an undulating landscape and presents as arable land, with some sections of good hedgerow
boundaries, typical of the local character and is subject to urbanising influences especially adjacent to the existing exposed

Scenic Quality

village edge.
There are areas from where the land rises and forms the upper slope transition zone to the plateau, where longer distance views
are afforded over open large fields of a rural landscape. The Site does not contribute any distinguishing features to the local
landscape character.

Rarity

Low / None - The Site lies within the Undulating Ancient Farmlands, with the Site presenting as a very ordinary arable field in this
respect, containing no rare element or assemblage of elements.
Low - The Site is of ordinary character in terms of arable land use with some sections of good boundary vegetation and gappy

Representativeness

Consented Buildings

hedgerow, some areas being transitional on the lip of the plateau and other areas part of the valley sides. There are no other
features associated with the site that are considered representative of this landscape.

High Sensitivity

Medium / Low – There are sections of good boundary vegetation to the fields especially to the northern boundary of WS191

Conservation
Interest

with some sections of gappy hedgerow to Bunters Road B1063. The intensively farmed agricultural fields tend to provide limited

Medium Sensitivity

ecological interest.

Low Sensitivity

The High Barn Grade II Listed Building is situated to the north west and Gaines Hall Grade II Listed Building to the south west of

Public Right of Way

the Site. The Site does not lie in close proximity to any designated Conservation Areas.

Recreation Value

Low - The Site is not subject to public access. The Site does not form a key vista in any views from Public Rights of Way within

Notable Trees

the wider landscape.
Medium / Low - The Site is noted as a rural agricultural landscape with some sense of rural village edge peaceful accord, but

Perceptual Assets

Notable Hedgerow

certainly not considered wild. Areas within the Site are subject to urbanising influences of the immediate village edge landuses
such as Claydon Yield O’Meter site, doctors surgery and residential settlement.

Associations

None - There are no known cultural or historical associations with this Site.

Figure 9b: Visual Sensitivity
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.

N

Landscape Statement | 55

Landscape Susceptibility
6.1.19 Landscape Susceptibility is the degree to which a defined landscape and its associated visual qualities and attributes

might respond to the specific development type without undue adverse effects on the character of the landscape
(related to landscape character sensitivity) or the way that it is perceived (related to visual sensitivity) and without
compromising the values attached to it. Figure 10 illustrates the Analysis of Susceptibility of the site.
6.1.20 The Landscape Susceptability for housing development was judged to be lowest where:

• The existing settled edges or the adjacent landscape were not distinctive, fragmented or in poor condition;
• The development would not increase the sense of urban sprawl or merge settlements when viewed from the
surrounding landscape;
• The development would have limited impacts on recreational users;
• The development would fit well with the scale and pattern of the existing settlement and landscape elements; and
• Good potential to further reduce visual impacts through strategic green infrastructure planting, and other
mitigation measures.
6.1.21 Overall the susceptibility of the landscape for housing development, is generally lower in the eastern sections of

the northern half of the Site, and higher in the more open rural landscape transition zones leading up to the plateau
where longer reaching views are experienced. To the southern half of the Site, the landscape is more susceptibile
to change where it serves as separation between areas of settlement and backdrop to the heritage assets.

Consented Buildings
High Susceptibility
Medium Susceptibility
Low Susceptibility
Public Right of Way
Notable Trees
Notable Hedgerow
Figure 10: Analysis of Susceptibility
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.
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7.

PRELIMINARY DEVELOPMENT AND LANDSCAPE STRATEGY

7.1

Principles

7.3

General Design Considerations

7.1.1

The preliminary development and landscape strategy for the Site has considered landscape components, landscape
character and visual amenity, their sensitivity and susceptibility to the proposed development type. This has drawn
on the preliminary landscape and visual appraisal and the early identification of constraints and opportunities. This
includes:

7.3.1

General design considerations in relation to landscape and visual matters can be used to shape an appropriate
design response in relation to local landscape character and visual amenity. These include:

7.3.2

The development envelope is the area identified within which the built form and infrastructure will sit; it is a
constraint on the scale and spatial extents of the built elements of the masterplan.

7.3.3

The development envelope will be defined by a series of smaller parcels, each responding to the landscape
constraints and opportunities such as the need to retain existing vegetation structure of hedgerows, hedgerow trees
and tree/woodland belts.

• Ensuring that landscape forms a cohesive framework for new development and that it is well integrated into the
surrounding landscape; and

7.3.4

The development parcels also have the opportunity to shape connectivity across the wider site area and its
integration with the surrounding landscape context.

• Applying an overarching green infrastructure strategy across all proposed parcels of land.

7.3.5

In order to minimise effects on landscape character and improve settlement setting, the edge of built development
across all parcels should not extend right up to existing field boundaries. Some linear green space (most likely
associated with access lanes to the frontages of properties) should be retained where possible.

• Considering the relationship between the existing settlement fringe and the proposed development and the
adjacent countryside;
• Considering the relationship and separation between the various areas of settlement, especially Wickhambrook
to Boyden End to the north and Wickhambrook to Attleton Green to the South.

7.1.2

7.1.3

Development envelope

Adopting this approach ensures that the preliminary development and landscape strategy incorporates mitigation as
an inherent component of the design, intending to avoid or reduce the adverse effects of a development proposal
from the outset.
The principles for mitigation measures aim to:

Existing and proposed green infrastructure
7.3.6

Analysis of the existing green infrastructure network has identified a series of strategic green infrastructure links.
In response to this analysis the development parcels have been shaped by the existing field pattern, including their
enclosure by hedgerows and tree belts. This ensures that the existing vegetation, and the scale and pattern of the
landscape, is integrated into the layout and that existing green infrastructure across the Site is largely retained.

7.3.7

The masterplan will work with the existing scale and pattern of the local landscape character by creating a series of
smaller development parcels which together form the overall development envelope. These create a layout which
retains as much existing green infrastructure as possible, works with the landscape and adds a natural permeability
to the overall massing of the wider development envelope.

7.3.8

Retained green infrastructure will be reinforced and enhanced through additional landscaping and improved
management; the aims of which will consider location, function and also biodiversity objectives. The approach
includes consideration of ‘stand offs’ to trees and hedgerows which will help to avoid potential impacts on the root
protection zones of these elements, helping to ensure they are retained in the long term.

7.3.9

Notwithstanding the results of any detailed arboricultural surveys, to ensure the protection of existing strategic
vegetation existing hedgerows should be safeguarded with a minimum 5m buffer, with a 10-15m zone to ensure the
protection of mature hedgerow trees.

• Conserve and enhance the landscape character of the surrounding landscape;
• Retain as far as possible and enhance existing landscape elements and features;
• Optimise protection and screening for visual receptors; and
• Avoid loss or damage to retained landscape elements and features (consequently also conserving and enhancing
ecological fabric).

7.2

Preliminary Development and Landscape Framework

7.2.1

The preliminary development and landscape strategy for the Site area has been informed by reference to the
landscape and visual analysis (refer to Figures 5, 7, 8 and 9).
Overview

7.2.2

7.2.3

In the context of the wider landscape around Wickhambrook, the Site forms part of a transition area between the
wider countryside and the built up area of Wickhambrook. Coupled with this is the consistent pattern of the mixed
agricultural land uses across the study area and the framework of hedgerow field boundaries and occasional
hedgerow tree belts/hedgerow trees. Together this creates a coherent sense of character, but one that gradually
changes in response to the adjacent settlement.
Considerations of susceptibility in terms of the proposed development, reflects the historic settlement pattern of the
village, including the concentration of built development around historic greens/tyes. The preliminary development
strategy for the Site has been carefully considered to ensure no coalescence between existing greens/tyes.

7.3.10 There will inevitably be some limited losses of vegetation across the Site however, overall, these losses will be

balanced with extensive areas of new landscape planting and ecological enhancement areas. This will include a
tree lined ‘green link / boulevard’ along the principal access with skyline trees and areas of open space / amenity
areas, which will provide a green corridor through the development, breaking up the built form in views from the
wider landscape.
7.3.11 The strategy for existing and proposed green infrastructure will provide an immediate landscape structure which

mitigates potential landscape impacts and will help to reduce or eliminate visual impacts.
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7.

PRELIMINARY DEVELOPMENT AND LANDSCAPE STRATEGY Continued.

Public access
7.3.12 Whilst the Site is currently not subject to public access (with the exception of employees at Claydon Yield-o-

Meter), there is a substantial opportunity to create new connections through a range of different links. These will
be focussed on promoting a variety of uses including walking and cycling and draws on potential destinations in the
wider landscape.
Landscape and detailed design
7.3.13 The detailed design stages can be tailored to include a high quality landscape scheme, including both public open

space and private green space.
7.3.14 Areas of private garden space and the internal street scene have the capacity to include street and garden trees,

as will parts of the public realm in the educational and employment areas of the masterplan. Over time these will
contribute to the green infrastructure framework across the site, enhancing the character and integration of the Site
with the surrounding landscape context, and providing screening in views from higher ground to the west.
7.3.15 At detailed design the selection of species for trees and woodland will refer to native species and as well as those

present in the context of the local landscape character.
Summary
7.3.16 Together these principles place a particular emphasis on green infrastructure across the site (including strategic

landscape planting and open spaces) and the role that landscape characteristics and green infrastructure have in
determining an appropriate boundary to the settlement edge.
7.3.17 The aims and principles can be taken forward through an iterative approach to inform an evolving design process

at an increasing level of detail through the planning process.
7.3.18 It is considered that, with an appropriate approach to mitigation and the implementation of a robust landscape and

green infrastructure strategy, a residential masterplan on the site will be well contained both physically and visually
and will show clear defensible boundaries.

58 | Land at Wickhambrook, Suffolk

8.

SUMMARY AND CONCLUSION

8.1

Summary

8.1.1

This Landscape Statement has been prepared to determine the constraints and opportunities in respect of potential
development of three parcels of land in Wickhambrook, Suffolk. The document has addressed the following landscape
resources and visual receptors:
• Landscape character, including physical landscape features and elements; and

8.3

Likely Effects

8.3.1

Effects on landscape character will occur at a site level and its immediate landscape context and have little influence
on the character of the wider landscape.

8.3.2

The nature of visual effects is such that the greatest degree of effect will be from locations directly adjacent to the
site; from the wider countryside, the effects will be much reduced due to the limited visibility, existing context of the
settlement edge and mitigation inherent in the proposed development which, over time, will help to integrate the
proposed development into the landscape.

8.3.3

The preliminary development and landscape strategy aims to maintain and enhance the existing green infrastructure
network and provide a series of proposals for existing and green infrastructure and open space that respond to local
landscape characteristics.

8.3.4

Consequently, the use of existing landscape components to guide the landscape strategy and subsequent
augmentation of these components can create a high-quality environment which respects the character of
Wickhambrook and the wider countryside.

8.4

Summary of Characteristics and Opportunities

8.4.1

The report identifies the key constraints and opportunities present on the Site and surrounding landscape with the
analysis, in the context of the specific nature of the type of development being considered, informing the inherent
proposals for landscape mitigation. These include:

• Views and visual amenity experienced by residents, recreational users (including visitors and tourists) and road
users.
8.1.2

The report has determined the landscape and visual constraints and opportunities regarding the wider site area
and its landscape context. The analysis will influence the assessment of the development potential of the wider site
area, to inform master planning and the identification of developable areas.

8.2

Baseline Conditions

8.2.1

The area (approximately 25.4ha) is irregular in shape and comprises three principal areas of land, WS191, WS192
and WS195, as well as the extra parcel to the immediate north of WS195, which are separated by Back Lane and
the B1063 respectively.

8.2.2

The Site lies outside of the current settlement boundary and in planning terms is classified as ‘countryside’, however
all three parcels directly abut the existing settlement boundary, with the extra parcel abutting the existing Claydon
farm business. The land use of the Site is predominantly arable, set across regular field enclosures which become
slightly smaller in scale in close proximity to the settlement edge. In the wider landscape, arable land continues to
dominate; with some small areas of woodland present.

8.2.3

Parcel WS195 encompasses a number of existing agricultural buildings, workshops and nissen huts as well as areas
of hardstanding for storage and parking. There is currently no built development on parcels WS191 or WS192.

8.2.4

Vegetation on the Site is largely limited by the arable land use; field enclosures are defined to a degree by hedgerows
and tree belts however these are fragmented in places, with some of the fields subject to post-war intensification
and hedgerow removal. In the wider landscape field boundaries are defined by mature and continuous hedgerows
and also by linear belts of trees and woodland.

8.2.5

8.2.6

At the county level (Suffolk Landscape Character Assessment) the Site lies within the Undulating Ancient Farmland
Landscape Character Area (LCA 23). This is a largely arable landscape, described as ‘a landscape of ‘undulating clay
farmland, with frequent low hilltops dissected by small streams flowing south into the river Stour. The characteristic
land cover is arable farmland divided by an irregular sinuous field pattern, and scattered with ancient woodland.
The historic field pattern is often degraded by later boundary rationalisation. There are a few discreet areas of
regular fields arising from the enclosure of mediaeval deer parks’. The historic settlement pattern of Wickhambrook
is considered to be particularly sensitive to change.
The combination of relatively gentle topography, the elevation and location of the Site, and numerous substantial
woodland belts means that the Site is well screened from many potential viewpoints. The visual envelope comprises
open countryside with scattered settlement and hamlets. The principal views towards the three parcels are from the
local road network and adjacent residential properties. From the wider landscape, whilst visible, the Site is generally
seen in conjunction with existing built development.

• Existing vegetation on the Site boundaries which creates a strong Green Infrastructure framework;
• The organic settlement pattern of Wickhambrook which has emerged around a series of greens/tyes and includes
areas of separation;
• The physical and visual relationship between the Site and existing urban area, particularly the interface between
WS192 and Boyden Close; and
• Views and visibility - with all three parcels visible to a varying degree from the local road network and Public
Rights of Way.
8.4.2

These over-arching principles set the framework for the areas which are proposed for development. Each of these
can be subject to a greater level of detail regarding masterplanning to identify additional detailed considerations
through the planning process.

8.5

Conclusion

8.5.1

Notwithstanding some degree of landscape and visual impact, development of the Site can come forward based on
a sensitively designed mixed-use scheme with only limited landscape and visual effects at a localised level. Such
impacts can successfully be avoided or reduced through effective mitigation at the detailed design stage.
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1.

INTRODUCTION

1.1

This Access Appraisal (AA) has been prepared by Paul Basham Associates on behalf of E.T.
Claydon and Sons to review the access and development opportunities and constraints
for 3 sites in Wickhambrook. The sites are identified within the West Suffolk Council
(WSC) Strategic Housing and Economic Land Availability Assessment (SHELAA) as sites
WS195 (15 Hectares), WS193 (1.3 Hectares) and WS191 (9.1 Hectares). The locations of
the sites are demonstrated in Figure 1.

Figure 1: Site Locations
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1.2

To support this access appraisal and consider the highway opportunities and constraints,
a site visit was undertaken on Wednesday 12th August 2020.

1.3

This AA will assess the highway opportunities and constraints to developing the sites for
residential or commercial use and will identify potential access options. The remaining
sections of this AA will include the following:
•

Planning Policy and History

•

Existing Conditions;

•

Opportunities and constraints of the access to the sites;

•

Trip generation;

•

Access location and design.
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2.

SITE ACCESSIBILITY

2.1

The three sites are located within a rural setting in the village of Wickhambrook, Suffolk
and are approximately 17km south west of Bury St Edmunds. The sites will be referred to
as Sites 1, 2 and 3 in the following sections of the report as demonstrated within Table 1.
The location of the sites is shown within Figure 2.
Site Code

Site Name

Site Area (Ha)

WS195
WS192
WS191

Site 1
Site 2
Site 3
Table 1: Summary of Sites

15 Hectares
1.3 Hectares
9.1 Hectares

Figure 2: Site Conditions

2.2

Wickhambrook benefits from a number of amenities and facilities within close proximity
to the sites which would prevent residents from needing to travel to other villages for
facilities. The approximate distance and travel time from each site access to the
amenities and facilities are demonstrated in Table 2. Walking and cycling times have been
based on an average walking speed of 80m per minute and cycling at 240m per minute.

2.3

Each amenity and the shortest distance to access it has been recorded however some of
these routes to the amenity would involve off-site highway works to establish pedestrian
and cycle infrastructure connections to the existing network. These routes are marked
with a * and improvements to these routes will need to be considered.
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Distance

Amenity

Walking Time (Minutes)

Cycling Time (Minutes)

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Convenience Store

500m

500m*

1km *

6

6

13

2

2

4

Bus Stop

500m

500m*

1km*

6

6

13

2

2

4

Petrol Station

500m

500m*

1Km*

6

6

13

2

2

4

Church

700m*

900m*

900m*

9

11

11

3

4

4

Wickhambrook Primary School

500m

700m*

1.1km*

6

9

14

5

3

5

Public House

800m*

1km*

750m*

10

13

9

3

4

3

Doctors Surgery

1km*

1.1km*

800m

13

14

10

4

5

3

Tennis Court

300m

700m*

1km*

4

9

13

1

3

4

Bowls Lawn

300m

700m*

1km*

4

9

13

1

3

4

Wickhambrook Social Centre

250m

550*

1km*

3

7

13

1

2

4

Table 2: Distance to local amenities and facilities in Wickhambrook with walking and cycling times

2.4

The village is largely self-sustainable with residents having access to key facilities such as
a doctor’s surgery and convenience stores without having to leave Wickhambrook. The
proposed development sites should be integrated into the village in order to improve the
offering and take up of these existing facilities as well as providing additional housing and
places of work as a service hub. The local facilities are demonstrated in Photographs 1
and 2.

Photograph 1: Local Social Centre

Photograph 2: Local Convenience Store

Local Road Network
2.5

The local road network within Wickhambrook currently serves a number of residential
dwellings, Wickhambrook Primary Academy and the main employer in the Village,
Claydon-Yield-o-Meter, an agricultural manufacturer. Many of the roads within the local
area are rural in nature with hedging either side of the carriageway and limited highway
verge.
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Bunters Road
2.6

The three sites all front onto the B1063 which varies in width from 5-6m and is subject to
a 30mph speed limit. This road provides access to the A143 and the village centre to the
south and Ligate, Ashley and Newmarket to the north. From the A143 Bury St Edmunds is
accessible 17km north east and from here the A14 and A134 is accessible which are key
routes for HGV vehicles coming to and from the village. The existing conditions on
Bunters Road are demonstrated in Photograph 3.

Photograph 3: Existing Road Conditions on Bunters Road

Back Lane
2.7

Back Lane borders sites 2 & 3, and measures approximately 4m in width. It is subject to a
30mph speed limit to the east then progressing into a 40mph speed limit to the west. The
narrow nature of the carriageway is not conducive to two-way vehicle movement,
however speeds and volume of traffic on this route are likely to be low. The conditions on
Back Lane are demonstrated in Photograph 4.

Photograph 4: Existing Road Conditions on Back Lane
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Wider Road Network
2.8

To the south of Wickhambrook runs the A143 which is on average approximately 7m in
width. The A143 provides a strategic route to Bury St Edmunds to the north east and
Haverhill to the south west. The established nature of the road makes it suitable for
larger industrial vehicles to use to access Wickhambrook and the wider area.

2.9

From Bury St Edmunds the A14, A134 and the A143 are all accessible. The A14 providing
strategic routes to Cambridge and Kettering to the west and Ipswich to the east. The
A134 provides direct route to Thetford and King’s Lynn while the A143 provides a route
to Gillingaham and access to link roads to Norwich via the A140.

2.10

From Haverhill the A1017 is accessible. To the west of Haverhill, via the A1017 the A11
can be reached which provides a strategic route to Bishop’s Stortford to the south which
later joins with the M11 into London. Alternatively, to the east of Haverhill via the A1017
the A131 can be accessed providing routes to Braintree and Chelmsford.

2.11

The proximity and nature of the strategic road network to Wickhambrook means the
village is more accessible than other neighbouring villages. For this reason, despite being
rural in nature the village provides access to larger agricultural and industrial vehicles on
a daily basis and the principle of this kind of development in the village is established. The
surrounding area provides high connectivity to a wide range of destinations including
London, Norwich and Bury St Edmunds.
Pedestrian Facilities

2.12

Within the vicinity of all three sites there are pedestrian facilities currently in place. Along
the B1063 carriageway there is a footway on its north side spanning approximately 800m
from the residential dwellings to the north and down to Shop Hill in the south. This
provides access to Wickhambrook Primary Academy, bus stops and a convenience store.
This footpath varies in width but averages approximately 1.5m. The conditions on this
footway are demonstrated within Photographs 5 and 6.
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Photograph 5: Existing footway Conditions on Bunters
Road

2.13

Photograph 6: Existing footway Conditions on Bunters
Road

The footpath along Bunters Road, demonstrated in Photographs 5 and 6 extends to the
end of the dwellings situated along the north of Bunters Road and to the east of site 2.
Although the footpath ends at site 2’s boundary it provides a safe and convenient route
from site 2 into the village, providing access to the primary school, bus stop and
convenience store.

2.14

Cemetery Road is flanked with a footway along the east side of the carriageway
measuring approximately 2m in width. This footway ends at Wickhambrook Memorial
Social Centre and provides access to WI (Women’s Institute) Hall.

2.15

There are a number of public rights of way (PROW) (public footpaths, bridleways and
restricted byways) providing access around the village and to the wider area. These are
demonstrated in Figure 3. Two of these are within close proximity to site 1. There is also a
bridleway (highlighted blue) just south of the village centre and a byway running from the
village centre up to the north of the village (shown in red).

2.16

One PROW runs alongside site 2 providing a route along the east side of the site and
running north to south. This provides access into the residential area of Wickhambrook
along Nunnery Green, Boyden Close, Croft Close and out onto Back Lane. The PROW
conditions are demonstrated in Photographs 7 and 8.
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Figure 3: Local Public Rights of Way

Photograph 7: Back Lane PROW

Photograph 8: Back Lane PROW

Cycle Facilities
2.17

The closest National Cycle Network (NCN) route to Wickhambrook is route 51 which is
accessible from Newmarket and Bury St Edmunds. From Bury St Edmunds route 51
provides access to Ipswich to the east and also connects to the NCN route 1. Route 1
spans to Colchester and Chelmsford to the south of Ipswich and Great Yarmouth and
Hunstanton to the north. NCN route 51 connects to NCN route 11 from Newmarket
providing access to Ely to the north and Saffron Waldon to the south.
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2.18

The rural nature of the roads within the village are not necessarily conducive to cyclists
due to the poor visibility at traffic junctions and around bends in the minor roads.
However, typically in rural locations the volume and speed of traffic is reduced and given
the size of the village and amenities available within a short cycle, opportunities to
encourage and facilitate safe cycling should be explored further.
Local Bus Network

2.19

There are a number of bus stops located around Wickhambrook, with the north and
southbound Thorns Close bus stops being closest to all three sites. Both site 1 and site 2
are located 500m from the bus stops and accessible via a 6-minute walk or 2 minute cycle
while site 3 is located 1km from the bus stop, accessible via a 12 minute walk or 4 minute
cycle. The local bus services are demonstrated in Tabl3.

Service
14
14A
14B

2.20

Operator
Stephensons of
Essex
Stephensons of
Essex
Stephensons of
Essex

Route

Monday- Friday

Bury St Edmunds10:46 and 15:44
Haverhill
Bury St Edmunds16:28
Haverhill
Haverhill- Bury St
07:52
Edmunds
Table 3: Summary of Local Bus Services

Frequency
Saturday

Sunday

10:46 and 15:44

No Service

No Service

No Service

No Service

No Service

Table 3 demonstrates that the public transport within Wickhambrook provides direct
services to the two closest towns Bury St Edmunds and Haverhill. This provides residents
with the facilities to use public transport to travel to and from these locations for work
and leisure purposes without the need for the use of private vehicles.
Personal Injury Accident Data

2.21

Analysis of Personal Injury Accident (PIA) data retrieved from Crash Map reveals there
have been 5 slight incidents within the most recent 5-year period (2015- 2019) in
Wickhambrook. The locations of these incidents in relation to the three sites are
demonstrated in Figure 4 with the incident reports attached as Appendix A.
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Figure 4: Personal Injury Accident Data

2.22

Upon further review of the two incidents within the vicinity of site 1 there does not
appear to be any patterns within the incidents occurring at different times of the day in
different years. The incidents do not appear attributable to highway design with vehicles
proceeding normally along the carriageway. This would indicate that there are no existing
highway safety concerns that would be exacerbated as a result of the developments or
pose a threat to future site users.
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3.

LOCAL PLANNING HISTORY
West Suffolk Council (WSC) SHELAA

3.1

The three sites identified within this AA feature in the West Suffolk Strategic Housing and
Economic Land Availability Assessment (SHELAA) which considered these sites as
acceptable for development within the Wickhambrook area.

3.2

Site 1 was also confirmed as available in May 2019 with a proposed residential use. It has
been stated that there are no significant constraints, however further assessment would
be required to understand other environmental issues. The site is also located adjacent to
trees protected by a tree preservation order and to a listed building. Further assessment
is required.

3.3

Site 2 was also confirmed as available in May 2019 which has a proposed residential use.
It has been stated that there are no significant constraints, however further assessment
would be required to understand other environmental issues.

3.4

Site 3 was identified in a call for sites in December 2015 which has a proposed residential
use. It has been stated that there are no significant constraints, however further
assessment would be required to understand other environmental issues.

3.5

There have been several planning applications in the recent years within Wickhambrook.
It is important to be aware of and consider these applications and how these might affect
development of the three sites and any future highway considerations.
Nearby Planning Applications

3.6

In August 2018 a planning application was approved for the ‘erection of 23 dwellings and
associated infrastructure’ on land west of Cemetery Road (ref: DC/17/1721/FUL). As part
of this the planning officer highlighted the importance of pedestrian and cycle links.

3.7

In March 2014 a planning application was submitted for ‘Erection of (i) 1 no. new weld
shop building (ii) 1 no. new assembly and office building (iii) extension to existing assembly
building to provide office space (following the demolition of 5 no. existing buildings) and
(iv) provision of additional hard surfacing, vehicle parking and comprehensive landscaping
scheme’ at Claydon Yieldometer (ref: DC/14/0579/FUL). The planning application was
refused in September 2014 and later permitted at appeal. A similar planning application
was submitted in February 2015 with a lower increase in floor area (ref:
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DC/15/0194/FUL) which was permitted in April 2015 after being recommended for
approval at committee. The highway comments associated to both of these applications
regarding HGV movements and traffic generation in Wickhambrook should be considered
at a later planning stage.
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4.

ACCESS OPPORTUNITIES AND CONSTRAINTS
Site 1 Access Options

4.1

Site 1 is bordered by agricultural land to the south east and north west and by the
Claydon Yield-o Meter Ltd site to the west. To the north east the site is bordered by the
B1063. The site has three potential access points: from the frontage onto the B1063, to
the north onto the Claydon Yield-o-Meter site access road and to the south east of the
site onto an unnamed road which connects down to Attleton Green.

4.2

A vehicular access connection from Site 1 to the south east is not deemed to be
appropriate given the nature of the unnamed road to which access would be provided
onto. This unnamed road is narrow at approximately 4m restricting two way vehicle
movement and its curvature results in poor visibility. The connection onto the B1063 at
Thorns Corner is also restricted in visibility and could raise highway safety issues.
Furthermore there is currently no pedestrian facilities or footway connections on this
route and the speed limit of the road is unrestricted which would result in greater
visibility splay requirements which appear to be unachievable.

4.3

It is also understood from discussions with the arboriculturalist that trees and vegetation
along this boundary may be difficult to remove. For this reason access onto this road is
considered inappropriate.

4.4

It may be possible to provide access into the site from the existing Claydon Yield-o-Meter
site access road. This access has the benefit of being an existing route for larger vehicles
and therefore the principle of access has been established. However, from an initial
review it appears that visibility from this access point may be restricted and therefore any
significant intensification of this access may result in unachievable visibility. This option
could be explored further if required.

4.5

The most appropriate location for vehicular access is considered to be from a new access
point directly onto the B1063 (Bunters Road) along the north eastern boundary of the
site. The conditions on Bunters Road within this access location are shown within
Photograph 9.
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Photograph 9: Conditions on Bunters Road

4.6

Thick hedgerow provides the boundary between the site and the Bunters Road
carriageway and very little highway verge is evident. For this reason significant loss of the
hedging on this boundary is likely in order to achieve the required visibility splays on this
route. The impact of the removal of this hedgerow should be discussed with ecological
and landscape team members.

4.7

The speed limit in this location is 30mph and the carriageway is in a relatively straight
alignment. In accordance with the speed limit visibility splays of 2.4m x 43m would be
requested by the highway authority to provide safe access to the site. In order to achieve
this an access would be located centrally along the frontage to avoid the bend in the road
to the south east and the residential properties to the north west.

4.8

An indicative site access position is shown within Appendix B, this appears to
demonstrate that visibility and access should be achievable in this location, however this
is subject to further investigations through the purchase of highway boundary
information, ATC surveys and eventually detailed design on topographical mapping.

4.9

Site 1 appears to be the most suitable for industrial uses and larger vehicle access given
that this principle has already been established through the access to the Claydon Yieldo-Meter site further along Bunters Road. In order to provide access to this use the access
should be provided with a road width of 8m supported by radii of 15m, depending on the
size of the vehicles requiring access.

4.10

As previously mentioned a footway is present on the northern edge of the Bunters Road
carriageway, and in order to provide a safe and continuous pedestrian link into the village
centre, a connection and crossing point would most likely be required through the
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development of Site 1. It may also be necessary to provide a footway along the site
frontage on the southern edge of the carriageway in order to support this connection.
Site 2 Access Options
4.11

Site 2 is bordered by Back Lane to the north east, residential dwellings to the south east,
Bunters Road to the south west and agricultural land to the north west. The site could be
accessed onto Back Lane and Bunters Road.

4.12

Bunters Road (B1063) provides the most logical place for vehicle access into Site 2. The
frontage of the site is still to be determined but at present it is understood that this
extends for c.150m.

4.13

An existing agricultural access is provided into the site which could be utilised for a
formalised access point, this is shown in Photograph 10. The speed limit along the site
frontage changes from 30mph to 40mph and although the existing agricultural access is
within the 30mph zone a speed survey will clarify the actual speeds in this location. For a
speed limit of 30mph visibility splays of 2.4m x 43m are required, in this case it appears
(subject to highway boundary mapping) that this would be achievable as shown within
Appendix C. However for a speed limit of 40mph visibility splays of 2.4m x 120m are
required and given the available site frontage this may be challenging to achieve. For this
reason the speed survey data is crucial to the assessment of providing the access in this
location. It is once again noted that the majority of hedging along this site boundary
would be required to be removed as part of the implementation of any access in this
location. Existing visibility is shown in Photographs 11 and 12.

Photograph 10: Existing Agricultural Access on Bunters Road
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Photograph 11: Visibility onto Bunters Road from Site 2

4.14

Photograph 12: Visibility onto Bunters Road from Site 2

Site 2 is considered suitable for residential development given its proximity to the village
boundary. To support this residential use an access of between 5.5m and 6m in width
should be provided with radii of 6m as shown within Appendix C.

4.15

If residential development is sought on Site 2 it will also be important to provide safe
pedestrian access to and from the site into the village. It is noted that a footway along
Bunters Road terminates at the site frontage. Dependant on the available land within the
highway and the site frontage this should be extended along the site boundary and into
the development.

4.16

An additional pedestrian access connection is provided to the north of Site 2 via Back
Lane into the existing residential development at Boyden Close. Should the site be
developed a connection into this footway should be made to improve connectivity and
permeability.

4.17

A further vehicle access could also be provided from Site 2 into Site 3 through Back Lane.
Given the rural nature of Back Lane the implementation of a crossroads in this location
will likely result in priority being given to vehicles travelling between Site 2 and 3. Vehicles
travelling from Site 3 will be encouraged to travel through Site 2 and access onto the
B1063 instead of travelling through Back Lane which is considered unsuitable for
additional traffic flow. The provision of this alternative to Back Lane could be seen as an
overall betterment to the existing highway situation.

4.18

Given the speed and volume of traffic on Back Lane the visibility requirements are likely
to be lower than those at other access points, although the bend in the road at the point
at which Sites 2 and 3 front onto Back Lane is not conducive to achieving significant
visibility. The visibility at this point is shown in Photographs 13 and 14. It should be noted
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however that if the priority at this junction changes then a continuous through road
between Site 2 and 3 could be provided and visibility splays would not be required.
4.19

The potential to provide a link road from the B1063 through Site 2 to Site 3 should be
explored further and could be an attractive option to serve limited development in the
south eastern corner of Site 3. This would be particularly relevant given the potential
access constraints of a separate vehicle connection onto the B1063 from Site 3 at the
north western corner of the site.

Photograph 13: Visibility onto Back Lane from Site 2

Photograph 14: Visibility onto Back Lane from Site 2

Site 3 Access Options
4.20

Site 3 is the most northerly located site and is bordered by agricultural land to the north
and east, and Back Lane and Bunters Road (B1063) to the south and west of the site. The
site has two potential access locations on Back Lane and Bunters Road, conditions of
which are summarised in the subsequent paragraphs of this section.

4.21

The north west of Site 3 fronts onto Bunters Road (B1063) which measures
approximately 6m in width and is subject to a 40mph speed limit in this location. It may
be that speed survey results would show lower vehicle speeds given the rural nature and
curvature of the road in this location.

4.22

The frontage is dominated by thick hedging and vegetation as well as a ditch which would
have to be culverted in order to provide access. The ditch however would present issues
in terms of the implementation of a footway along the boundary of the site. However
regardless of whether a footway can be achieved along the site frontage there is
currently no existing pedestrian infrastructure provision along the B1063 in the vicinity of
the site to connect into. It is therefore unlikely that a safe pedestrian route from this
frontage can be established.
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4.23

Visibility from this site frontage also appears to be problematic, depending on the
recorded vehicle speeds. In accordance with the speed limit 2.4m x 120m of visibility
should be provided in both directions to the kerbline. However, the frontage itself only
measures c.100m with what appears to be very limited highway verge and neighbouring
property boundaries abutting the carriageway. The visibility situation at this point is
shown within Appendix D.
Summary

4.24

In summary vehicle access points from Site 1 and Site 2 directly onto the B1063 are
considered to be achievable, along with a link road connecting Site 2 and 3 via Back Lane,
subject to further information from speed surveys and highway boundary mapping.
Pedestrian access connections are also achievable subject to land ownership at each of
these points.

4.25

Visibility and pedestrian connections from the Site 3 frontage onto the B1063 are
considered challenging and should be investigated further once speed surveys have been
undertaken.

4.26

Site 1 is considered the most suitable for industrial or commercial use given the
neighbouring industries, whereas Site 2 is considered well located for residential
development to make use of pedestrian connections and fully integrate into the village.
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5.

TRIP GENERATION

5.1

The scale of development and use for the three sites is yet to be determined. In this case
an estimation of the trips generated by the sites will be carried out for a range of scales
of residential, commercial and office development.
Residential Trip Rates

5.2

To estimate the number of vehicle trips which would be generated by a residential use at
either one of the sites, the TRICS database has been consulted using land use
‘Residential: Houses Privately Owned’. The following parameters were used to generate
the trip rate:

5.3

•

‘Residential: Houses Privately Owned’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a Neighbourhood Centre location;

•

Surveys undertaken on weekdays only;

•

20-120 units; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on 25 to 100
residential dwellings occupying any of the sites. The trip rates have been calculated in 10
dwelling increments to allow for a robust assessment of the potential developments. The
results are demonstrated in Table 4 with full outputs attached as Appendix E.

TRICS v.7.7.2

AM Peak (0800- 0900)
Arrivals
Departures

Vehicle Trip Rate
(Per Unit)
10 units
20 units
30 units
40 units
50 units
60 units

Paul Basham Associates

0.170
1.70

PM Peak (1700- 1800)
Arrivals
Departures

0.309

0.251

3.09

2.51

5
3.40

6.18

5.10

5.02

9.27

1.46

41.86
42
83.72
84
125.58
126
167.44
167
209.30
209
251.16
251

2.92

7.53

4.38
12

12.36

10.04

19
8.50

4.186

8

114
6.80

0.146
4

10

5.84
16

15.45

12.55

24

7.30
20

10.20

18.54
15.06
8.76
29
24
Table 4: TRICS Trip Generation Outputs for Residential Use
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5.4

Table 4 demonstrates that dependant on the scale of development it is anticipated that
the residential development could generate up to 29 vehicle trips in the AM peak and 24
in the PM peak with 251 vehicle trips to be generated over a 12 hour period.
Commercial Trip Rates

5.5

To estimate the number of vehicle trips which would be generated by the proposal of
Office (B1) units at either one of the two suitable sites, the TRICS database has been
consulted under land use ‘Employment: Office’. The following parameters were used to
generate the trip rate:

5.6

•

‘Employment: Office’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

186sqm- 1800sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B1 office
units of 500sqm to 2000sqm occupying any of the sites. The trip rates have been
calculated in 500sqm increments to allow for a robust assessment for the potential
development. It should be noted that the number of sites returned by the TRICS database
was limited. The results are demonstrated in Table 5 with full outputs attached as
Appendix E.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm
2000sqm

5.7

AM Peak (0800- 0900)
Arrivals
Departures
2.568
12.84

PM Peak (1700- 1800)
Arrivals
Departures

0.151

0.101

0.76

0.51

14
25.68

1.15

38.52

1.01

17.423

8.31

87.115
87
174.23
174
261.345
261
348.46
348

16.62
18

2.27

1.52

41
51.38

1.662
9

27

24.93
26

3.02
2.02
54
35
Table 5: TRICS Trip Generation for B1 Office Use

Total Daily Trips

33.24

Table 45 demonstrates that dependant on the scale of development it is anticipated that
office space of up to 2000sqm could create 54 vehicle trips in the AM peak and 35 vehicle
trips in the PM peak with 348 vehicle trips to be generated over a 12 hour period.
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Commercial Trip Rates
5.8

To estimate the number of vehicle trips which would be generated by the proposal of
Industrial (B2) units at either one of the sites, the TRICS database has been consulted
under land use ‘Employment: Industrial Unit’. The following parameters were used to
generate the trip rate:

5.9

•

‘Employment: Industrial Unit’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

150sqm- 3000sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B2
industrial units of 500sqm to 2000sqm occupying any of the sites. The trip rates have
been calculated in 500sqm increments to allow for a robust assessment for the potential
development. The results are demonstrated in Table 6 with full outputs attached as
Appendix E.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm
2000sqm

5.10

AM Peak (0800- 0900)
Arrivals
Departures
0.478
2.39

PM Peak (1700- 1800)
Arrivals
Departures

0.159

0.068

0.80

0.34

3
4.78

1.59

7.17

0.296

5.054

1.48

25.27
25
50.54
51
75.81
76
101.08
101

2
0.68

6

2.96
4

2.39

1.02

10

4.44
5

9.40

3.18
1.36
13
7
Table 6: TRICS Trip Generation for B2 Industrial Use

Total Daily Trips

5.92

Table 46 demonstrates that dependant on the scales of development it is anticipated that
an Industrial unit space of up to 2000sqm could create 13 vehicle trips in the AM peak
and vehicle trips in the PM peak with 101 vehicle trips to be generated over a 12 hour
period.
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5.11

To estimate the number of vehicle trips which would be generated by the proposal of
Warehouse (B8) units at either one of the sites, the TRICS database has been consulted
under land use ‘Employment: Warehousing Commercial’. The following parameters were
used to generate the trip rate:

5.12

•

‘Employment: Warehousing Commercial’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in an Edge of Town Centre location;

•

Surveys undertaken on weekdays only;

•

200qm- 3000sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B8
Warehousing Commercial units of 500sqm to 2000sqm occupying any of the sites. The
trip rates have been calculated in 500sqm increments to allow for a robust assessment
for the potential development. It should be noted that the number of sites returned by
the TRICS database was limited. The results are demonstrated in Table ble 7 with full
outputs attached as Appendix E.
AM Peak (0800- 0900)
Arrivals
Departures

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)

0.580
2.90

500sqm

5.80

0.182

1.75

0.91

3.49

1.82

8.70

9.475

2.38

47.38
47
94.79
95
142.19
142
189.58
190

4.75
7

5.24

2.73

14

7.13
10

11.60

Total Daily Trips

0.475
3

9

1500sqm

5.13

0.349
5

1000sqm

2000sqm

PM Peak (1700- 1800)
Arrivals
Departures

6.98
3.64
9.50
19
13
Table 7: TRICS Trip Generation for B8 Warehousing Commercial Use

Table 47 demonstrates that dependant on the scales of development it is anticipated that
a Commercial Warehouse of up to 2000sqm could create 19 vehicle trips in the AM peak
and 13 vehicle trips in the PM peak with 190 vehicle trips to be generated over a 12 hour
period.

5.14

These vehicle trip scenarios are provided only as a guide at this stage to inform the
evolving scheme. In due course these will need to be revised to reflect the final proposals
and will be revisited during the next stage of works. It should also be noted that it may be
possible to reduce these trip rates to reflect co-location of uses.
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5.15

In previous 2015 application for an extension of office space on site 1 it should be noted
that the highway authority made comments in regard to HGV movements to and from
the site. These stated that “a development with a more significant increase in traffic
could be refused” which should be considered through the promotion of each of the
three sites in Wickhambrook. We would look to engage with the highways authority to
discuss this issue further through the Pre-Application phase.
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6.

SUMMARY AND CONCLUSION

6.1

This Access Appraisal (AA) has been prepared by Paul Basham Associates on behalf of E.T.
Claydon and Sons to review the access and development opportunities development of 3
sites in Wickhambrook.

6.2

The three sites are well located in regards to the facilities available within Wickhambrook,
such as a doctors surgery, convenience store and a bus stop, reducing the need for
residents to travel out of the village for facilities. Additionally, there are a number of
PROWs providing access to the three sites and around the wider Wichkambrook area.
There are also 3 bus services which operate Monday to Friday with one providing two
services on a Saturday. All the bus services provide routes to Haverhill to Bury St
Edmunds.

6.3

There are 5 slight incidents located within the area of the three Wickhambrook sites.
Upon further review of the two incidents within the vicinity of site 1 there does not
appear to be any patterns within the incidents occurring at different times of the day in
different years. This indicates that there are no existing highway safety concerns that
would be exacerbated with further development.

6.4

There have been a number of planning applications within Wickhambrook in recent
years, three of which are of particular interest. Planning application reference:
DC/17/1721/FUL for the erection of 23 dwellings and associated infrastructure on land
west of Cemetery Road was submitted in 2017 which sets out a similar plan of what could
be located at one of the three sites. The site was approved but the planning officer
highlighted the importance of pedestrian and cycle links.

6.5

In 2014 and 2015 two planning applications were submitted (ref: DC/15/0194/FUL and
DC/14/0579/FUL) for the extension of an existing building to form new office space,
change of use of an existing weld shop to research and development and the provision of
hard standing parking. Both of these applications have associated highways comments
which should be considered at a later stage.

6.6

Each site has a number of potential access locations for vehicles and pedestrians which
have been explored within this AA. The most suitable access to Site 1 is likely to be from
Bunters Road. This would also allow for pedestrian connectivity to the existing footway
via the implementation of a pedestrian crossing point. The most suitable access point to
Sites 2 and 3 are likely to be via Bunters Road, with a connection across Back Lane via a

Paul Basham Associates

24

1012.0001/AA/2

new link road connecting the two sites. This would require a change in priority on Back
Lane and pedestrian access would also be able to link to existing footways here.
6.7

As the size and type of development is yet to be determined for each site, a range of trip
generation scenarios have been explored for a number of uses. This includes residential,
B1, B2 and B8 use. It is inevitable that there will be an increase in the number of trips on
the highway network however whether or not this constitutes a severe impact and
triggers the need for off-site highway improvements will be determined by the scale of
development pursued.
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Crash Date:

Thursday, February 09, 2017

Time of Crash: 1:05:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Other

Road Surface Description:

Dry

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:27:04 PM

Crash Reference: 2017370161600
Number of Casualties: 1
Number of Vehicles: 1
OS Grid Reference: 574345

255357

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Van or goods vehicle 3.5
tonnes mgw and under

Driver Driver Age Vehicle Maneouvre
Gender Band
6 Male

36 - 45

Vehicle proceeding normally along the
carriageway, not on a bend

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Front

None

Other

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

36 - 45

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:27:04 PM

Crash Date:

Tuesday, September 04, 2018

Time of Crash: 3:45:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

T or staggered junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Give way or uncontrolled

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:28:45 PM

Crash Reference: 2018370329816
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 574436

255268

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

2 Pedal cycle

Driver Driver Age Vehicle Maneouvre
Gender Band
-1 Female 11 - 15

1 Car (excluding private
hire)

1 Male

46 - 55

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle proceeding normally along the
carriageway, not on a bend

Nearside

Other

None

None

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Journey as
None
part of work

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
2

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Female

11 - 15

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:28:45 PM
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TRICS 7.7.2 250720 B19.45
Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved

Hamble Lane

Southampton

Tuesday 25/08/20
Page 1
Licence No: 247601

Calculation Reference: AUDIT-247601-200825-0815
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

VEHICLES
Selected regions and areas:
02
SOUTH EAST
WS
WEST SUSSEX
03
SOUTH WEST
SM
SOMERSET
04
EAST ANGLIA
SF
SUFFOLK
05
EAST MIDLANDS
LE
LEICESTERSHIRE
06
WEST MIDLANDS
WM
WEST MIDLANDS
07
YORKSHIRE & NORTH LINCOLNSHIRE
WY
WEST YORKSHIRE
08
NORTH WEST
GM
GREATER MANCHESTER
09
NORTH
TW
TYNE & WEAR

1 days
2 days
1 days
1 days
1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

No of Dwellings
33 to 85 (units: )
20 to 120 (units: )

Parking Spaces Range:

All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included
Bedrooms per Dwelling Range:

All Surveys Included

Percentage of dwellings privately owned:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday

2
2
1
2
2

days
days
days
days
days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

9 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Neighbourhood Centre (PPS6 Local Centre)

9

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone
Village

3
6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories

TRICS 7.7.2 250720 B19.45
Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved
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Southampton

Tuesday 25/08/20
Page 2
Licence No: 247601

Secondary Filtering selection:
Use Class:
C3

9 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
Population within 1 mile:
1,000 or Less
1,001 to 5,000
5,001 to 10,000
25,001 to 50,000
50,001 to 100,000

1
3
2
2
1

days
days
days
days
days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
25,001 to 50,000
50,001 to 75,000
75,001 to 100,000
125,001 to 250,000
250,001 to 500,000
500,001 or More

2
1
2
1
2
1

days
days
days
days
days
days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5
1.6 to 2.0

3 days
5 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

9 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

9 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

8

9

GM-03-A-11
TERRACED & SEMI-DETACHED
RUSHFORD STREET
MANCHESTER
LEVENSHULME
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
37
Survey date: MONDAY
26/09/16
LE-03-A-02
DETACHED & OTHERS
MELBOURNE ROAD
IBSTOCK
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
85
Survey date: THURSDAY
28/06/18
SF-03-A-06
DETACHED & SEMI-DETACHED
BURY ROAD
KENTFORD
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
SM-03-A-02
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH SAINT MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
SM-03-A-03
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH ST MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
TW-03-A-03
MIXED HOUSES
STATION ROAD
NEAR NEWCASTLE
BACKWORTH
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
WM-03-A-04
TERRACED HOUSES
OSBORNE ROAD
COVENTRY
EARLSDON
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: MONDAY
WS-03-A-07
BUNGALOWS
EMMS LANE
NEAR HORSHAM
BROOKS GREEN
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: THURSDAY
WY-03-A-01
MIXED HOUSING
SPRING VALLEY CRESCENT
LEEDS
BRAMLEY
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY

38
22/09/17

42
25/09/18

41
25/09/18

33
13/11/15

39
21/11/16

57
19/10/17

46
21/09/16

GREATER MANCHESTER

Survey Type: MANUAL
LEICESTERSHIRE

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST YORKSHIRE

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.067
0.170
0.146
0.132
0.134
0.136
0.163
0.203
0.206
0.251
0.251
0.206

DEPARTURES
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

2.065

Trip
Rate

0.244
0.309
0.172
0.158
0.165
0.160
0.160
0.160
0.167
0.153
0.146
0.127

2.121

TOTALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.311
0.479
0.318
0.290
0.299
0.296
0.323
0.363
0.373
0.404
0.397
0.333

4.186

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

33 - 85 (units: )
01/01/12 - 19/11/19
9
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200827-0845
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: A - OFFICE

VEHICLES
Selected regions and areas:
02
SOUTH EAST
ES
EAST SUSSEX
06
WEST MIDLANDS
WM
WEST MIDLANDS

1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
186 to 1800 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 13/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Wednesday

1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

2 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

2

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone

2

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1

2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
20,001 to 25,000
25,001 to 50,000

1 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
75,001 to 100,000
500,001 or More

1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0

2 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

2 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

2 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

ES-02-A-09
HOUSING COMPANY
THE SIDINGS
HASTINGS
ORE VALLEY
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: WEDNESDAY
WM-02-A-04
OFFICE
BOURNVILLE LANE
BIRMINGHAM
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: TUESDAY

EAST SUSSEX

186 sqm
19/12/12

1800 sqm
10/11/15

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/A - OFFICE

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.568
0.655
0.655
0.705
0.504
1.057
0.755
0.403
0.755
0.101
0.000

8.712

DEPARTURES
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.000
0.151
0.453
0.352
0.403
1.208
0.957
0.403
0.755
1.863
1.662
0.504

8.711

TOTALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.719
1.108
1.007
1.108
1.712
2.014
1.158
1.158
2.618
1.763
0.504

17.423

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

186 - 1800 (units: sqm)
01/01/12 - 13/11/19
2
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200827-0808
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: C - INDUSTRIAL UNIT

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
NF
NORFOLK
05
EAST MIDLANDS
DS
DERBYSHIRE
08
NORTH WEST
LC
LANCASHIRE
09
NORTH
TW
TYNE & WEAR

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
150 to 2600 (units: sqm)
150 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 14/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Thursday

1 days
3 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone

4

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1
B2

2 days
2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
10,001 to 15,000
20,001 to 25,000
25,001 to 50,000

1 days
1 days
2 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
125,001 to 250,000
250,001 to 500,000

2 days
2 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.5 or Less
0.6 to 1.0
1.1 to 1.5

1 days
2 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

DS-02-C-02
ENGINEERED PRODUCTS
PONTEFRACT STREET
DERBY
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
LC-02-C-03
TIMBER SUPPLIES
GOLDEN HILL LANE
LEYLAND
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: TUESDAY
NF-02-C-04
EXHIBITION DESIGN
FLETCHER WAY
NORWICH
UPPER HELLESDON
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
TW-02-C-01
INDUSTRIAL UNIT
SHAFTESBURY AVENUE
JARROW
TYNE POINT IND. ESTATE
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY

2600 sqm
25/06/15

150 sqm
06/11/18
& MANUF.

690 sqm
14/11/19

950 sqm
15/11/12

DERBYSHIRE

Survey Type: MANUAL
LANCASHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.114
0.478
0.205
0.091
0.205
0.251
0.319
0.319
0.251
0.159
0.068
0.000

2.460

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.068
0.159
0.182
0.182
0.114
0.273
0.159
0.296
0.182
0.615
0.296
0.068

2.594

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.182
0.637
0.387
0.273
0.319
0.524
0.478
0.615
0.433
0.774
0.364
0.068

5.054

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

TRICS 7.7.2 250720 B19.45
Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved

Hamble Lane

Southampton

Thursday 27/08/20
Page 5
Licence No: 247601

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
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Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

150 - 2600 (units: sqm)
01/01/12 - 14/11/19
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.000
0.023
0.000
0.023
0.046
0.023
0.046
0.000
0.000
0.000
0.000
0.000

0.161

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.023
0.000
0.046
0.023
0.046
0.000
0.023
0.000
0.000
0.000
0.000

0.184

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.046
0.000
0.069
0.069
0.069
0.046
0.023
0.000
0.000
0.000
0.000

0.345

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: F - WAREHOUSING (COMMERCIAL)

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
SF
SUFFOLK
06
WEST MIDLANDS
WM
WEST MIDLANDS
09
NORTH
CB
CUMBRIA
10
WALES
BG
BRIDGEND

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
2950 to 4700 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/09/16

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Friday

2 days
1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Edge of Town

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone
Commercial Zone

3
1

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B8

4 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
1,000 or Less
5,001 to 10,000
25,001 to 50,000

1 days
2 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
75,001 to 100,000
500,001 or More

2 days
1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5

1 days
3 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

BG-02-F-01
LOGISTICS COMPANY
PARC CRESCENT
BRIDGEND
WATERTON IND. EST.
Edge of Town
Industrial Zone
Total Gross floor area:
3050 sqm
Survey date: MONDAY
13/10/14
CB-02-F-01
DOMINO'S PIZZA
COWPER ROAD
PENRITH
GILWILLY IND. ESTATE
Edge of Town
Industrial Zone
Total Gross floor area:
2950 sqm
Survey date: TUESDAY
10/06/14
SF-02-F-03
ROAD HAULAGE
CENTRAL AVENUE
IPSWICH
WARREN HEATH
Edge of Town
Industrial Zone
Total Gross floor area:
4700 sqm
Survey date: FRIDAY
18/09/15
WM-02-F-02
LOGISTICS FIRM
SOVEREIGN ROAD
BIRMINGHAM
KINGS NORTON
Edge of Town
Commercial Zone
Total Gross floor area:
3625 sqm
Survey date: MONDAY
09/11/15

BRIDGEND

Survey Type: MANUAL
CUMBRIA

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.136
0.265
0.426
0.216
0.223
0.188
0.182
0.258
0.195
0.182
0.188
0.133
0.119
0.203
0.102

3.118

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.147
0.195
0.126
0.230
0.202
0.133
0.209
0.168
0.265
0.300
0.384
0.237
0.203
0.136

2.969

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.170
0.412
0.621
0.342
0.453
0.390
0.315
0.467
0.363
0.447
0.488
0.517
0.356
0.406
0.238

6.087

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

2950 - 4700 (units: sqm)
01/01/12 - 19/09/16
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.063
0.126
0.084
0.098
0.133
0.112
0.133
0.119
0.140
0.119
0.035
0.042
0.000
0.000

1.272

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.119
0.105
0.084
0.112
0.140
0.049
0.091
0.049
0.119
0.070
0.084
0.077
0.203
0.102

1.404

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.182
0.231
0.168
0.210
0.273
0.161
0.224
0.168
0.259
0.189
0.119
0.119
0.203
0.102

2.676

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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LGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.028
0.028
0.056
0.028
0.035
0.035
0.021
0.028
0.028
0.014
0.000
0.000
0.000

0.370

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.000
0.049
0.014
0.063
0.028
0.035
0.028
0.028
0.014
0.042
0.007
0.000
0.000
0.034

0.342

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.077
0.042
0.119
0.056
0.070
0.063
0.049
0.042
0.070
0.021
0.000
0.000
0.034

0.712

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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1.

INTRODUCTION

1.1

This Land Promotion Report (LPR) has been prepared by Paul Basham Associates to support the
promotion of land for mix use development at three sites at Wickhambrook, Suffolk. The sites are
identified within the West Suffolk Council (WSC) Strategic Housing and Economic Land Availability
Assessment (SHELAA) as sites WS195 (15 Hectares), WS193 (1.3 Hectares) and WS191 (9.1 Hectares).
The locations of the sites are demonstrated in Figure 1 with site masterplan attached as Appendix A.

Figure 1: Site Locations

1.2

To support this Land Promotion Report a site visit was undertaken on Wednesday 12th August 2020.

1.3

This LPR will assess the highways opportunities and constraints to developing the sites. The remaining
sections of this LPR will include the following:
•

Existing conditions;

•

Planning policy and history;

•

Development proposal;

•

Trip generation and distribution; and

•

Summary and conclusions.
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2.

EXISTING CONDITIONS

2.1

The three sites are located within the village of Wickhambrook, Suffolk approximately 17km south west
of Bury St Edmunds. The sites will be referred to as Sites 1, 2 and 3 in the following sections of the report
as demonstrated within Table 1. The location of the sites is shown within Figure 2.
Site Code

Site Name

Site Area (Ha)

WS195
WS192

Site 1
Site 2

15 Hectares
1.3 Hectares

WS191

Site 3

9.1 Hectares

Table 1: Summary of Sites

Figure 2: Site Conditions

Accessibility
2.2

Wickhambrook benefits from a number of amenities and facilities within close proximity to the sites
which would reduce residents/occupants from needing to travel to other villages or regional hubs for
facilities. The approximate distance and travel time from each site access to the amenities and
facilities are demonstrated in Table 2. Walking and cycling times have been based on an average
walking speed of 80m per minute and cycling at 240m per minute.

2.3

Each amenity and the shortest distance to access it has been recorded however some of these routes
to the amenity would involve off-site highway works to establish pedestrian and cycle infrastructure

Sites at Wickhambrook, Suffolk
Land Promotion Report

Page | 3

Paul Basham Associates Ltd
Report No 1012.0001/LPR/1

connections to the existing network. These routes are marked with a * and improvements to these
routes are considered as part of this report.

Amenity

Distance

Walking Time (Minutes)

Cycling Time (Minutes)

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Convenience Store

500m

500m*

1km *

6

6

13

2

2

4

Bus Stop

500m

500m*

1km*

6

6

13

2

2

4

Petrol Station

500m

500m*

1Km*

6

6

13

2

2

4

Church

700m*

900m*

900m*

9

11

11

3

4

4

Wickhambrook Primary School

500m

700m*

1.1km*

6

9

14

5

3

5

Public House

800m*

1km*

750m*

10

13

9

3

4

3

Doctors Surgery

1km*

1.1km*

800m

13

14

10

4

5

3

Tennis Court

300m

700m*

1km*

4

9

13

1

3

4

Bowls Lawn

300m

700m*

1km*

4

9

13

1

3

4

Wickhambrook Social Centre

250m

550*

1km*

3

7

13

1

2

4

Table 2: Distance to local amenities in Wickhambrook with walking and cycling times

2.4

The village is sustainable with residents having access to key facilities such as a doctor’s surgery,
convenience stores, a social centre, primary school and church within the village itself. The proposed
development sites should be integrated into the village in order to improve the offering and take up of
these existing facilities, as well as providing additional housing and places of work as a service hub. The
local facilities are demonstrated in Photographs 1 and 2.

Photograph 1: Local Social Centre

Photograph 2: Local Convenience Store

Local Road Network
2.5

The local road network within Wickhambrook currently serves a number of residential dwellings,
Wickhambrook Primary Academy and the main employer in the village, Claydon-Yield-o-Meter, an
agricultural manufacturer. Many of the roads within the local area are rural in nature with hedging
either side of the carriageway and highway verge.
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Bunters Road
2.6

The three sites all front onto the B1063 which varies in width from 5-6m and is subject to a 30mph
speed limit within the village. This road provides access to the A143 and the village centre to the south
and Ligate, Ashley and Newmarket to the north. From the A143 Bury St Edmunds is accessible 17km
north east and from here the A14 and A134 is accessible which are key routes for HGV vehicles coming
to and from the village. The existing conditions on Bunters Road are demonstrated in Photograph 3.

Photograph 3: Existing Road Conditions on Bunters Road

Back Lane
2.7

Back Lane borders Sites 2 & 3, and measures approximately 4m in width. It is subject to a 30mph speed
limit to the east then progressing into a 40mph speed limit to the west. The conditions on Back Lane
are demonstrated in Photograph 4.

Photograph 4: Existing Road Conditions on Back Lane
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Wider Road Network
2.8

To the south of Wickhambrook runs the A143 which is on average approximately 7m in width. The A143
provides a strategic route to Bury St Edmunds to the north east and Haverhill to the south west. The
nature of the road makes it suitable for larger industrial vehicles to use to access Wickhambrook and
the wider area.

2.9

From Bury St Edmunds the A14, A134 and the A143 are all accessible. The A14 providing strategic routes
to Cambridge and Kettering to the west and Ipswich to the east. The A134 provides direct route to
Thetford and King’s Lynn while the A143 provides a route to Diss and access to Norwich via the A140.

2.10 From Haverhill the A1017 is accessible. To the west of Haverhill, via the A1017 the A11 can be reached
which provides a strategic route to Bishop’s Stortford to the south which later joins with the M11 into
London. Alternatively, to the east of Haverhill via the A1017 the A131 can be accessed providing routes
to Braintree and Chelmsford.
2.11 The proximity and nature of the strategic road network to Wickhambrook means the village is more
accessible than other neighbouring villages. For this reason, despite being rural in nature the village
provides access to larger agricultural and industrial vehicles on a daily basis and the principle of this kind
of development in the village is established. The surrounding area provides high connectivity to a wide
range of destinations including London, Norwich, Bury St Edmunds and the Port of Felixstowe.
Pedestrian Facilities
2.12 Within the vicinity of all three sites there are pedestrian facilities currently in place. Figure 3 identifies
areas accessible within Wickhambrook and the surrounding and their approximate walking times from
the centre of the three sites. Along the B1063 carriageway there is a footway on its north side spanning
approximately 800m from the residential dwellings to the north and down to Shop Hill in the south. This
provides access to Wickhambrook Primary Academy, bus stops and a convenience store. This footpath
varies in width but averages approximately 1.5m. The conditions on this footway are demonstrated
within Photographs 5 and 6.
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Figure 3: Walking Isochrone Map

Photograph 5: Existing footway Conditions on Bunters Road

Photograph 6: Existing footway Conditions on Bunters Road

2.13 The footpath along Bunters Road, demonstrated in Photographs 5 and 6 extends to the end of the
dwellings situated along the north of Bunters Road and to the east of Site 2. Although the footpath ends
at Site 2’s boundary it provides a safe and convenient route from Site 2 into the village, providing access
to the primary school, bus stop and convenience store.
2.14 Cemetery Road is flanked with a footway along the east side of the carriageway measuring
approximately 2m in width. This footway ends at Wickhambrook Memorial Social Centre and provides
access to WI (Women’s Institute) Hall.
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2.15 There are a number of public rights of way routes (PROW) (public footpaths, bridleways and restricted
byways) providing access around the village and to the wider area. These are demonstrated in Figure 4.
Two of these are within close proximity to Site 1. There is also a bridleway (highlighted blue) just south
of the village centre and a byway running from the village centre up to the north of the village (shown
in red).
2.16 One PROW runs alongside Site 2 providing a route along the east side of the site and running north to
south. This provides access into the residential area of Wickhambrook along Nunnery Green, Boyden
Close, Croft Close and out onto Back Lane. The PROW conditions are demonstrated in Photographs 7
and 8.

Photograph 7: Back Lane Footpath

Photograph 8: Back Lane Footpath

Figure 4: Local Public Rights of Way
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Cycle Facilities
2.17 The closest National Cycle Network (NCN) route to Wickhambrook is route 51 which is accessible from
Newmarket and Bury St Edmunds. From Bury St Edmunds route 51 provides access to Ipswich to the
east and also connects to the NCN route 1. Route 1 spans to Colchester and Chelmsford to the south of
Ipswich and Great Yarmouth and Hunstanton to the north. NCN route 51 connects to NCN route 11
from Newmarket providing access to Ely to the north and Saffron Waldon to the south.
2.18 Figure 5 demonstrated the locations accessible from the centre of the three sites via cycling and how
long it would take to travel to these locations.

Figure 5: Cycling Isochrone Map

2.19 Typically in rural locations the volume and speed of traffic is reduced and given the size of the village
and amenities available within a short cycle, each development site provides an opportunity to promote
cycling as a realistic travel mode.

Local Bus Network
2.20 There are a number of bus stops located around Wickhambrook, with the north and southbound Thorns
Close bus stops being closest to all three sites. Both Site 1 and Site 2 are located 500m from the bus
stops and accessible via a 6-minute walk or 2 minute cycle while Site 3 is located 1km from the bus stop,
accessible via a 12 minute walk or 4 minute cycle. The local bus services are demonstrated in Table 3.

Sites at Wickhambrook, Suffolk
Land Promotion Report

Page | 9

Paul Basham Associates Ltd
Report No 1012.0001/LPR/1

Service
14
14A
14B

Operator
Stephensons of
Essex
Stephensons of
Essex
Stephensons of
Essex

Route

Monday- Friday

Bury St Edmunds10:46 and 15:44
Haverhill
Bury St Edmunds16:28
Haverhill
Haverhill- Bury St
07:52
Edmunds
Table 3: Summary of Local Bus Services

Frequency
Saturday

Sunday

10:46 and 15:44

No Service

No Service

No Service

No Service

No Service

2.21 Table 3 demonstrates that public transport within Wickhambrook provides direct services to the two
closest towns Bury St Edmunds and Haverhill. This provides residents with an opportunity to use public
transport to travel to and from these locations without the need for the use of private vehicles.
Personal Injury Accident Data
2.22 Analysis of Personal Injury Accident (PIA) data retrieved from Crash Map reveals there have been 5 slight
incidents within the most recent 5-year period (2015- 2019) in Wickhambrook. The locations of these
incidents in relation to the three sites are demonstrated in Figure 6 with the incident reports attached
as Appendix B.

Figure 6: Personal Injury Accident Data
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2.23 Upon further review of the two incidents within the vicinity of Site 1 there does not appear to be any
patterns within the incidents occurring at different times of the day in different years. The incidents do
not appear attributable to highway design with vehicles proceeding normally along the carriageway.
This would indicate that there are no existing highway safety concerns that would be exacerbated as a
result of the developments or pose a threat to future site users.
2.24 The three sites are well located to amenities within Wickhambrook reducing the need for residents and
employees located within the village to travel further afield for some day-to-day amenities. It would
therefore be convenient and feasible for residents and workers of the three development sites to walk
or cycle when access amenities within the village of Wickhambrook. Additionally, on the occasion when
vehicle trips are required, the proposed developments are likely to have a minimal impact on the local
road network, with good access to the more strategic road network and not exacerbate any highways
safety issues.
Summary
2.25 Wickhambrook benefits from a number of amenities and facilities within close proximity to the sites
which would reduce residents from needing to travel to other villages for facilities on a daily basis. The
village is a sustainable settlement with residents having access to key facilities such as a doctor’s surgery
and convenience stores. The proposed development sites should be integrated into the village in order
to improve the offering and take up of these existing facilities as well as providing additional housing
and places of work as a service hub.
2.26 The local road network within Wickhambrook currently serves a number of residential dwellings,
Wickhambrook Primary Academy and the main employer in the village, Claydon-Yield-o-Meter, an
agricultural manufacturer. Many of the roads within the local area are rural in nature with hedging
either side of the carriageway.
2.27 The proximity and nature of the strategic wider road network to Wickhambrook means the village is
more accessible than other neighbouring villages. For this reason, despite being rural in nature the
village provides access to larger agricultural and industrial vehicles on a daily basis and the principle of
this kind of development in the village is established. The surrounding area provides high connectivity
to a wide range of destinations including London, Norwich and Bury St Edmunds.
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2.28 There are a number of footways around Wichambrook connecting the three sites to the surrounding
pedestrian network. Footpaths provide access to the Primary School, bus stops and a convenience store.
From Bury St Edmunds NCN route 51 provides access to Ipswich to the east and also connects to the
NCN route 1. Route 1 spans to Colchester and Chelmsford to the south of Ipswich and Great Yarmouth
and Hunstanton to the north. NCN route 51 connects to NCN route 11 from Newmarket providing
access to Ely to the north and Saffron Waldon to the south.
2.29 The closest bus stop to all three sites is the Thorns Close Bus stop. Both Site 1 and Site 2 are located
500m from the bus stops and accessible via a 6-minute walk or 2 minute cycle while Site 3 is located
1km from the bus stop, accessible via a 12 minute walk or 4 minute cycle. The bus services from this
stop provide access to Bury St Edmunds and Haverhill.
2.30 Analysis of Personal Injury Accident (PIA) data retrieved from Crash Map reveals there have been 5 slight
incidents in the most recent 5-year period within the village. The incidents do not appear attributable
to highway design with vehicles proceeding normally along the carriageway. This would indicate that
there are no existing highway safety concerns that would be exacerbated as a result of the
developments.
2.31 The proposed development sites offer an opportunity to expand upon the existing good level of
amenities within the village. The level of pedestrian and public transport infrastructure is better than
for neighbouring villages and links the proposed development sites to existing amenities within the
village and those currently residing within the village to the amenities proposed at the development
sites. The three development sites represent the opportunity to locate sustainable development.
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3.

PLANNING POLICY AND HISTORY
West Suffolk Council (WSC) SHELAA

3.1

The three sites identified within this LPR feature in the West Suffolk Strategic Housing and Economic
Land Availability Assessment (SHELAA) which identified these sites for development within the
Wickhambrook area.

3.2

Site’s 1 and 2 were included within the SHELAA in May 2019 with a proposed residential use. It has been
stated that there are no significant constraints, however further assessment would be required to
understand other environmental issues.

3.3

Site 3 was identified in a call for sites in December 2015 which has a proposed residential use. It has
been stated that there are no significant constraints, however further assessment would be required to
understand other environmental issues.

3.4

There have been several planning applications in the recent years within Wickhambrook. It is important
to be aware of and consider these applications and how these might affect development of the three
sites and any future highway considerations.
Nearby Planning Applications

3.5

In August 2018 a planning application was approved for the ‘erection of 23 dwellings and associated
infrastructure’ on land west of Cemetery Road (ref: DC/17/1721/FUL). As part of this the planning officer
highlighted the importance of pedestrian and cycle links.

3.6

In March 2014 a planning application was submitted for ‘Erection of (i) 1 no. new weld shop building (ii)
1 no. new assembly and office building (iii) extension to existing assembly building to provide office space
(following the demolition of 5 no. existing buildings) and (iv) provision of additional hard surfacing,
vehicle parking and comprehensive landscaping scheme’ at Claydon Yield-o-Meter (ref:
DC/14/0579/FUL). The planning application was refused in September 2014 and later permitted at
appeal. A similar planning application was submitted in February 2015 with a lower increase in floor
area (ref: DC/15/0194/FUL) which was permitted in April 2015 after being recommended for approval
at committee.

3.7

In each case, Wickhambrook was considered suitably sustainable to accommodate these developments.
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4.

PROPOSED DEVELOPMENT

4.1

The three sites will comprise of residential, flexible office space and employment uses. The development
proposals for each site is demonstrated in Table 3.

Site

Proposed Development

Site 1

Residential dwellings and community hub with
additional commercial buildings, employment
uses north of the site.

Site 2

Residential dwellings with additional self-build
plots

Site 3

Self-build residential plots

Table 3: Proposed Developments at the Three Sites

4.2

Site 1 proposes an area for development comprising of residential dwellings and a community hub
which could provide flexible workspace, health centre, local retail or service provision. Additionally,
much of the site would be retained as open space and agricultural use and buffer planting would be
implemented to protect the views to the village.

4.3

Directly north of site 1 is an area proposed for potential employment uses such as the expansion of the
existing ET Claydon business which would be accessed via the existing access arrangement directly onto
Bunters Road.

4.4

Site 2 proposes an area for residential development along with proposed vegetation planting and areas
of open space. This open space is located along the eastern boundary of the site and would serve as a
linear park between the site frontages of the dwellings.

4.5

Site 3 proposes an area for self- build residential development along the site frontage on Back Lane. The
middle of the site would be retained open land to ensure no impact on coalescence between
Wickhambrook and Boyden End to the north and to maintain the rural character of the village.
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Access Design
4.6

Access onto Site 1 will be provided via a bellmouth arrangement on to Bunters Road which is subject to
a 30mph speed limit. The access will measure 6m in with width 6m radii to allow for vehicles to enter
and exit the site. The access is positioned in the centre of the eastern boundary of Site 1 with visibility
of 2.4m by 43m achievable in accordance with the speed limit. Vehicle tracking and visibility splays are
demonstrated as achievable in Appendix C.

4.7

The development directly to the north of site 1 would be accessed via an existing bellmouth
arrangement on to Bunters Road. This access measures 6m in width and is currently used by agricultural
vehicles accessing the ET Claydon business, given that this access has been operating safely for its
existing use for a number of years it is considered suitable to support this potential additional
development.

4.8

Access onto Site 2 will be provided in the centre of the southern boundary onto Bunters Road which is
subject to a 30mph speed limit. The access is a bellmouth arrangement and measures 5.5m in width
with 6m radii to allow for two vehicles to pass. Visibility of 2.4m by 43m is achievable. Visibility splays
and vehicle tracking is demonstrated in Appendix C.

4.9

Access onto Site 3 would be provided at the south of the site via the potential link road through Site 2.
This would allow for Site 3 to be accessed via the link road only and not directly from Back Lane. This
access road also benefits the local community making journey times shorter and more convenient. The
proposed access would have better visibility and onto a slower section of road that if Site 3 accessed
direct onto Bunters Road, making it a safer access point for Site 2 and 3’s residential dwellings.
Pedestrian Access

4.10 At each of the three sites connections will be made from the site access to connect into the existing
pedestrian infrastructure. At Site 1 a crossing point could be added adjacent to the site access across
Bunters Road to connect into the existing pedestrian infrastructure on the northern edge of the
carriageway.
4.11 At the access to Site 2 a new pedestrian footway could be extended south east to connect into the
existing footway on Bunters Road and provide a continuous pedestrian link into the village. At Site 3
connection can be made into the existing footpath which connects into Boyden Close.
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4.12 The provision of these connections will ensure that all development will become fully integrated within
the wider village and benefit not only those residing or working within the proposed development sites
but also the wider village and existing residents.
Servicing Arrangements
4.13 The three sites would be serviced on site by a West Suffolk Council refuse vehicle. The vehicle would be
able to access the site, turn and exit each of the sites in forward gear. A vehicle tracking exercise of the
access points is demonstrated in Appendix C, refuse tracking of each sites internal layout will be
assessed in the future when the internal layouts of each site have been designed.
4.14 In accordance with Manual for Streets no residents would be required to move waste more than 30m
to any designated storage area, with the vehicle being able to get within 25m of each property or bin
collection point.
4.15 Within the proposed site layout for each development it would be ensured that a fire tender vehicle
can enter the site, turn and exit the site in forward gear. The fire tender vehicle would be able to be
within 45m from the furthest point of any building on site in accordance with building regulations.
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5.

TRIP GENERATION AND DISTRIBUTIONS

5.1

Utilising the TRICS (7.7.2) database, average trip rates for residential, commercial and office
development have been calculated to predict the development’s impact on the local highway network
for Sites 1-3 on the basis of the scale of development set out within Appendix A.

5.2

It should be noted that a combination of these sites coming forwards would encourage Wickhambrook
to become more self-sufficient and reduce the need for both future and existing residents to travel by
car outside of the village. Therefore, the trip rates reflect a worst-case scenario given that a proportion
of trips travelling to/from the development sites would travel within Wickhambrook.
Residential Trip Rates

5.3

To estimate the number of vehicle trips which would be generated by a residential use at either one of
the sites, the TRICS database has been consulted using land use ‘Residential: Houses Privately Owned’
to ensure a robust assessment. The following parameters were used to generate the trip rate:

5.4

•

‘Residential: Houses Privately Owned’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a Neighbourhood Centre location;

•

Surveys undertaken on weekdays only;

•

20-120 units; and

•

Sites with no Travel Plan.

The assessment of trip generation for all potential development sites has been based on a range of 50
to 150 residential dwellings occupying any of the sites. The exact number of dwellings is subject to
change however the range of 50-150 represents the different development options. The results are
demonstrated in Table 4 with full outputs attached as Appendix D.

TRICS v.7.7.2
Vehicle Trip Rate
(Per Unit)
50 units
100 units
150 units
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AM Peak (0800- 0900)
Arrivals
Departures

PM Peak (1700- 1800)
Arrivals
Departures

Total Daily Trips

0.170

0.309

0.251

0.146

4.186

8.50

15.45

12.55

7.30

30.90

25.10

209.30
209
418.6
419
627.9
628

24
17.00

20

48

14.60
40

25.50

46.35
37.65
21.90
107
51
Table 4: TRICS Trip Generation Outputs for Residential Use
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5.5

Table 4 demonstrates the proposed development is anticipated to generate 24 to 107 vehicle trips in
the AM peak and 20 to 51 vehicle trips in the PM peak with a total of 209 to 628 vehicle trips generated
over a 12 hour period. This would equate to an additional 1 trip every 1 to 4 minutes to the local highway
network which is anticipated to have a negligible impact.
Commercial Trip Rates

5.6

To estimate the number of vehicle trips which would be generated by the proposal of Office (B1) units
at either one of the two suitable sites, the TRICS database has been consulted under land use
‘Employment: Office’. The following parameters were used to generate the trip rate:

5.7

•

‘Employment: Office’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

186sqm- 1800sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B1 office units of
500sqm to 1500sqm occupying any of the sites. The trip rates have been calculated in 500sqm
increments to allow for a robust assessment for the potential development. It should be noted that the
number of sites returned by the TRICS database was limited. The results are demonstrated in Table 5
with full outputs attached as Appendix D.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm

5.8

AM Peak (0800- 0900)
Arrivals
Departures

PM Peak (1700- 1800)
Arrivals
Departures

Total Daily Trips

2.568

0.151

0.101

1.662

17.423

12.84

0.76

0.51

8.31

1.15

1.01

87.115
87
174.23
174
261.345
261

14
25.68

9

27
38.52

16.62
18

2.27
1.52
41
26
Table 5: TRICS Trip Generation for B1 Office Use

24.93

Table 5 demonstrates that dependant on the scale of development it is anticipated that office space
from 500sqm to 1500sqm would be anticipated to generate 14 to 41 vehicle trips in the AM peak and
9 to 26 vehicle trips in the PM peak with 87 to 261 vehicle trips to be generated over a 12 hour period.
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Commercial Trip Rates
5.9

To estimate the number of vehicle trips which would be generated by the proposal of Industrial (B2)
units at either one of the sites, the TRICS database has been consulted under land use ‘Employment:
Industrial Unit’. The following parameters were used to generate the trip rate:

•

‘Employment: Industrial Unit’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

150sqm- 3000sqm; and

•

Sites with no Travel Plan.

5.10 The assessment of trip generation for the development sites has been based on B2 industrial units of
500sqm to 1500sqm occupying any of the sites. The trip rates have been calculated in 500sqm
increments to allow for a robust assessment for the potential development. The results are
demonstrated in Table 7 with full outputs attached as Appendix D.

AM Peak (0800- 0900)
Arrivals
Departures

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)

0.478
2.39

500sqm

PM Peak (1700- 1800)
Arrivals
Departures

0.159

0.068

0.80

0.34

3
4.78

1000sqm

7.17

0.296

5.054

1.48

25.27
25
50.54
51
75.81
76

2
1.59

0.68

6

1500sqm

Total Daily Trips

2.96
4

2.39

1.02

4.44

10
5
Table 7: TRICS Trip Generation for B2 Industrial Use

5.11 Table 7 demonstrates that dependant on the scales of development it is anticipated that an Industrial
unit space of up to 1500sqm could create 10 vehicle trips in the AM peak and 5 vehicle trips in the PM
peak with 76 vehicle trips to be generated over a 12 hour period.
5.12 To estimate the number of vehicle trips which would be generated by the proposal of Warehouse (B8)
units at either one of the sites, the TRICS database has been consulted under land use ‘Employment:
Warehousing Commercial’. The following parameters were used to generate the trip rate:
•

‘Employment: Warehousing Commercial’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in an Edge of Town Centre location;
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•

Surveys undertaken on weekdays only;

•

200qm- 3000sqm; and

•

Sites with no Travel Plan.

5.13 The assessment of trip generation for the development sites has been based on B8 Warehousing
Commercial units of 500sqm to 1500sqm occupying any of the sites. The trip rates have been calculated
in 500sqm increments to allow for a robust assessment for the potential development. It should be
noted that the number of sites returned by the TRICS database was limited. The results are
demonstrated in Table 8 with full outputs attached as Appendix D.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm

AM Peak (0800- 0900)
Arrivals
Departures
0.580
2.90

PM Peak (1700- 1800)
Arrivals
Departures

0.349

0.182

1.75

0.91

5
5.80
8.70

0.475

9.475

2.38

47.38
47
94.79
95
142.19
142

3
3.49

1.82

9

4.75
7

5.24

2.73

Total Daily
Trips

7.13

14
10
Table 8: TRICS Trip Generation for B8 Warehousing Commercial Use

5.14 Table 8 demonstrates that dependant on the scales of development it is anticipated that a Commercial
Warehouse of up to 1500sqm could create 14 vehicle trips in the AM peak and 10 vehicle trips in the
PM peak with 142 vehicle trips to be generated over a 12 hour period.
5.15 The above assessment provides trip rates for varying scales of development based on potential uses
across all three sites. In reality it is likely that a mix of uses will be proposed across all three sites, the
trip rates indicated should therefore be treated as indicative only.
Trip Distribution
5.16 In order to understand the likely distribution of the above vehicle trips traffic distribution data has been
obtained from the 2011 ‘Location of usual residence and place of work’ Census Data for St Edmundsbury
010. The dataset WF01BEW has been assessed to determine the likely destinations and route
residents/employees of the potential sites would use and by which proportion. These distributions were
applied to each site and the most likely route taken to each destination was determined in order to
provide the split of new trips along each arm of the local road network. This is summarised in Table 9.
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A143 Westbound via
B1063

Employment
29% 71% 12% 10%
7%
7%
17% 17%
Residential
35% 65% 21% 13%
0%
3%
30% 19%
Table 9: Trip Allocation on to Each Arm of the Local Road Network

A143 Eastbound via
B1063

A143 Eastbound via
Cloak Lane

Cloak Lane

Cemetery Road

Front
Street

B1085

B1063/
B1085/
Front Street
Junction
B1063

B1063 Southbound

B1063 Northbound

Site Use

0%
5%

47%
16%

5.17 Given the three potential residential sites (Sites 1, 2 and 3) are accessed from Bunters Road and are
within close proximity to each other, the distribution of traffic from both of these sites would be similar.
5.18 Table 9 demonstrates that the residential development trip distribution anticipates 35% of all additional
trips to the network would travel north on B1063 and disperse onto the wider road network at the
B1063/1085/Front Street junction with 21% travelling westbound on B1063 and 13% traveling north on
B1085. 65% of trips would travel south out of the development sites on B1063 with vehicles distributed
on Cemetery Road (3%), Cloak Lane (30%)and A143 in the eastbound direction via Cloak Lane (19%) and
in the eastbound (5%) and westbound (16%)directions via B1063. Vehicles not turning at the junctions
are assumed to travel straight on along the carriageway.
5.19 Distributions for the employment developments are also demonstrated in Table 9 which shows 29% of
trips travelling northbound on B1063 and 71% traveling southbound. Trips travelling north are then
distributed wider road network at the B1063/1085/Front Street junction with 12% traveling west on
B1063, 10% travelling north on B1085 and 7% travelling east on Front Street. Of the 71% of trips
travelling south on B1063 7% are distributed onto Cemetery Road and 17% onto Cloak Lane which then
turn onto the A143 east bound. The remaining 47% of trips travel westbound on the A143 via the B1063.
5.20 Whilst the distributions indicated in Table 9 demonstrate a robust scenario it is noted that the
development of both residential and employment uses within the village could encourage commuter
trips to be kept within the village rather than distributed across the wider network as shown.
Highway Impact
5.21 To assess the highways impact of all three developments a worst-case scenario has been assessed which
combines the maximum trips anticipated to be generated from each site.
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5.22 Due to the nature of Site 1’s development with the potential addition of the employment development
to the north, it is anticipated that a proportion of trips generated by the residential developments
(anticipated to be located on Sites 1, 2 and 3) and existing trips from surrounding residential dwellings
would travel within Wickhambrook itself. The employment opportunities will also make the village more
self-sufficient with local residents not required to commute outside of the village. Trips would also be
made more efficiently with the use of the proposed link road connecting Site 3 onto Bunters Road. This
would enable present as well as future residents and employees to travel more sustainably particularly
with improvements to pedestrian connectivity.
5.23 It is therefore considered that the proposed developments on all three sites would improve the local
area of Wickhambrook, making the village self-sufficient and reducing the need for residents to travel
out of the village on a daily basis. Although vehicle trips would be added to the local road network, some
of these would be travelling within Wickhambrook from residential areas to employment hubs.
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6.

SUMMARY AND CONCLUSIONS

6.1

The three sites are well located to amenities within Wickhambrook reducing the need for residents and
employees located within the village to travel outside of it on a daily basis. It would therefore be
convenient and feasible for residents and workers of the three development sites to walk or cycle when
access amenities within the village of Wickhambrook. Additionally, on the occasion when vehicle trips
are required, the proposed developments are likely to have a minimal impact on the local road network
and are not considered to create any highways safety issues.

6.2

The three sites identified within this AA feature in the West Suffolk Strategic Housing and Economic
Land Availability Assessment (SHELAA) which considered these sites as acceptable for development
within the Wickhambrook area. Over the three development sites residential dwellings and self- build
plots are proposed along with a community hub and employment and commercial space to create selfsufficient community and meet the growing demand for housing and employment opportunities within
Wickhambrook.

6.3

Wickhambrook benefits from a number of amenities and facilities within close proximity to the sites
which would prevent residents from needing to travel to other villages for facilities. The village is a
sustainable settlement (as demonstrated though recent planning approvals) with residents having
access to key facilities such as a doctor’s surgery and convenience stores without having to leave
Wickhambrook. The proposed development sites should be integrated into the village in order to
improve the offering and take up of these existing facilities as well as providing additional housing and
places of work as a service hub.

6.4

The proximity and nature of the strategic wider road network to Wickhambrook means the village is
more accessible than other neighbouring villages. For this reason, despite being rural in nature the
village provides access to larger agricultural and industrial vehicles on a daily basis and the principle of
this kind of development in the village is established. The surrounding area provides high connectivity
to a wide range of destinations including London, Norwich and Bury St Edmunds.

6.5

Site 1 proposes an area for development comprising development comprising of residential dwellings
and a community hub which could provide flexible workspace, health centre, local retail or service
provision. Additionally, to the north of site 1 there is potential for potential employment use and
expansion of the existing ET Claydon business. Site 2 and Site 3 comprise of development areas for
residential dwellings with Site 3 being for self- build plots.
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6.6

Access onto Site 1 will be provided via a bellmouth arrangement on to Bunters Road which is subject to
a 30mph speed limit. The access will measure 6m in with width 6m radii to allow for vehicles to enter
and exit the site. Development to the north of site 1 would be accessed via the existing access
arrangement onto Bunters Road which currently serves the ET Claydon business. Access onto Site 2 will
be provided in the centre of the southern boundary onto Bunters Road which is subject to a 30mph
speed limit. The access is proposed as a bellmouth arrangement and measures 5.5m in width with 6m
radii to allow for two vehicles to pass concurrently. Site 3 would be accessed via a link road through Site
2. Visibility splays at all access points have been assessed in line with the speed limit and demonstrated
as achievable.

6.7

The average trip rates for residential, commercial and office development have been calculated to
predict the development’s impact on the local highway network for Sites 1-3 on the basis of the scale
of development. It should be noted that a combination of these sites coming forwards would encourage
Wickhambrook to become more self-sufficient and therefore the trip rates reflect a worst case scenario
given that a proportion of trips travelling to/from the residential/employment uses would travel within
Wickhambrook.

6.8

The residential development trip distribution anticipates 35% of all additional trips to the network would
travel north on B1063 and disperse onto the wider road network at the B1063/1085/Front Street
roundabout junction. 65% of trips would travel south out of the development sites on B1063 with
vehicles distributed on Cemetery Road, Cloak Lane and A143 in the eastbound and west bound
directions. Vehicles not turning at the junctions are assumed to travel straight on along the carriageway.

6.9

The employment development shows 29% of trips travelling northbound on B1063 and 71% traveling
southbound. Trips travelling north are then distributed wider road network at the B1063/1085/Front
Street t junction with 12% traveling west on B1063, 10% travelling north on B1085 and 7% travelling
east on Front Street. Of the 71% of trips travelling south on B1063 7% are distributed onto Cemetery
Road and 17% onto Cloak Lane which then turn onto the A143 east bound. The remaining 47% of trips
travel westbound on the A143 via the B1063

6.10 It is anticipated that a proportion of trips generated by the residential developments (Sites 1, 2 and 3)
and existing trips from surrounding residential dwellings would travel within Wickhambrook with the
employment opportunities making the village more self-sufficient. This would enable present as well as
future residents and employees to travel more sustainably particularly with improvements to
pedestrian connectivity.

Sites at Wickhambrook, Suffolk
Land Promotion Report

Page | 24

Paul Basham Associates Ltd
Report No 1012.0001/LPR/1

6.11 It is therefore considered that the proposed developments on all three sites would improve the local
area of Wickhambrook, making the village more self-sufficient and reducing the need for residents to
travel out of the village on a daily basis. The proposed development sites offer the opportunity to locate
sustainable development that would improve the facilities within the area and be fully integrated within
the village of Wickhambrook.
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Crash Date:

Tuesday, September 04, 2018

Time of Crash: 3:45:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

T or staggered junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Give way or uncontrolled

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:28:45 PM

Crash Reference: 2018370329816
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 574436

255268

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

2 Pedal cycle

Driver Driver Age Vehicle Maneouvre
Gender Band
-1 Female 11 - 15

1 Car (excluding private
hire)

1 Male

46 - 55

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle proceeding normally along the
carriageway, not on a bend

Nearside

Other

None

None

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Journey as
None
part of work

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
2

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Female

11 - 15

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:28:45 PM

Crash Date:

Thursday, February 09, 2017

Time of Crash: 1:05:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Other

Road Surface Description:

Dry

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:27:04 PM

Crash Reference: 2017370161600
Number of Casualties: 1
Number of Vehicles: 1
OS Grid Reference: 574345

255357

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Van or goods vehicle 3.5
tonnes mgw and under

Driver Driver Age Vehicle Maneouvre
Gender Band
6 Male

36 - 45

Vehicle proceeding normally along the
carriageway, not on a bend

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Front

None

Other

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

36 - 45

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:27:04 PM
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Calculation Reference: AUDIT-247601-200827-0845
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: A - OFFICE

VEHICLES
Selected regions and areas:
02
SOUTH EAST
ES
EAST SUSSEX
06
WEST MIDLANDS
WM
WEST MIDLANDS

1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
186 to 1800 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 13/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Wednesday

1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

2 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

2

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone

2

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1

2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved

Hamble Lane

Southampton

Thursday 27/08/20
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Secondary Filtering selection (Cont.):
Population within 1 mile:
20,001 to 25,000
25,001 to 50,000

1 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
75,001 to 100,000
500,001 or More

1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0

2 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

2 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

2 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

ES-02-A-09
HOUSING COMPANY
THE SIDINGS
HASTINGS
ORE VALLEY
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: WEDNESDAY
WM-02-A-04
OFFICE
BOURNVILLE LANE
BIRMINGHAM
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: TUESDAY

EAST SUSSEX

186 sqm
19/12/12

1800 sqm
10/11/15

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/A - OFFICE

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.568
0.655
0.655
0.705
0.504
1.057
0.755
0.403
0.755
0.101
0.000

8.712

DEPARTURES
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.000
0.151
0.453
0.352
0.403
1.208
0.957
0.403
0.755
1.863
1.662
0.504

8.711

TOTALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.719
1.108
1.007
1.108
1.712
2.014
1.158
1.158
2.618
1.763
0.504

17.423

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

186 - 1800 (units: sqm)
01/01/12 - 13/11/19
2
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200825-0815
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

VEHICLES
Selected regions and areas:
02
SOUTH EAST
WS
WEST SUSSEX
03
SOUTH WEST
SM
SOMERSET
04
EAST ANGLIA
SF
SUFFOLK
05
EAST MIDLANDS
LE
LEICESTERSHIRE
06
WEST MIDLANDS
WM
WEST MIDLANDS
07
YORKSHIRE & NORTH LINCOLNSHIRE
WY
WEST YORKSHIRE
08
NORTH WEST
GM
GREATER MANCHESTER
09
NORTH
TW
TYNE & WEAR

1 days
2 days
1 days
1 days
1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

No of Dwellings
33 to 85 (units: )
20 to 120 (units: )

Parking Spaces Range:

All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included
Bedrooms per Dwelling Range:

All Surveys Included

Percentage of dwellings privately owned:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday

2
2
1
2
2

days
days
days
days
days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

9 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Neighbourhood Centre (PPS6 Local Centre)

9

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone
Village

3
6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
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Secondary Filtering selection:
Use Class:
C3

9 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
Population within 1 mile:
1,000 or Less
1,001 to 5,000
5,001 to 10,000
25,001 to 50,000
50,001 to 100,000

1
3
2
2
1

days
days
days
days
days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
25,001 to 50,000
50,001 to 75,000
75,001 to 100,000
125,001 to 250,000
250,001 to 500,000
500,001 or More

2
1
2
1
2
1

days
days
days
days
days
days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5
1.6 to 2.0

3 days
5 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

9 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

9 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

8

9

GM-03-A-11
TERRACED & SEMI-DETACHED
RUSHFORD STREET
MANCHESTER
LEVENSHULME
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
37
Survey date: MONDAY
26/09/16
LE-03-A-02
DETACHED & OTHERS
MELBOURNE ROAD
IBSTOCK
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
85
Survey date: THURSDAY
28/06/18
SF-03-A-06
DETACHED & SEMI-DETACHED
BURY ROAD
KENTFORD
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
SM-03-A-02
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH SAINT MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
SM-03-A-03
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH ST MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
TW-03-A-03
MIXED HOUSES
STATION ROAD
NEAR NEWCASTLE
BACKWORTH
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
WM-03-A-04
TERRACED HOUSES
OSBORNE ROAD
COVENTRY
EARLSDON
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: MONDAY
WS-03-A-07
BUNGALOWS
EMMS LANE
NEAR HORSHAM
BROOKS GREEN
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: THURSDAY
WY-03-A-01
MIXED HOUSING
SPRING VALLEY CRESCENT
LEEDS
BRAMLEY
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY

38
22/09/17

42
25/09/18

41
25/09/18

33
13/11/15

39
21/11/16

57
19/10/17

46
21/09/16

GREATER MANCHESTER

Survey Type: MANUAL
LEICESTERSHIRE

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST YORKSHIRE

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.067
0.170
0.146
0.132
0.134
0.136
0.163
0.203
0.206
0.251
0.251
0.206

DEPARTURES
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

2.065

Trip
Rate

0.244
0.309
0.172
0.158
0.165
0.160
0.160
0.160
0.167
0.153
0.146
0.127

2.121

TOTALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.311
0.479
0.318
0.290
0.299
0.296
0.323
0.363
0.373
0.404
0.397
0.333

4.186

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

33 - 85 (units: )
01/01/12 - 19/11/19
9
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200827-0808
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: C - INDUSTRIAL UNIT

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
NF
NORFOLK
05
EAST MIDLANDS
DS
DERBYSHIRE
08
NORTH WEST
LC
LANCASHIRE
09
NORTH
TW
TYNE & WEAR

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
150 to 2600 (units: sqm)
150 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 14/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Thursday

1 days
3 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone

4

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1
B2

2 days
2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
10,001 to 15,000
20,001 to 25,000
25,001 to 50,000

1 days
1 days
2 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
125,001 to 250,000
250,001 to 500,000

2 days
2 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.5 or Less
0.6 to 1.0
1.1 to 1.5

1 days
2 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

DS-02-C-02
ENGINEERED PRODUCTS
PONTEFRACT STREET
DERBY
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
LC-02-C-03
TIMBER SUPPLIES
GOLDEN HILL LANE
LEYLAND
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: TUESDAY
NF-02-C-04
EXHIBITION DESIGN
FLETCHER WAY
NORWICH
UPPER HELLESDON
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
TW-02-C-01
INDUSTRIAL UNIT
SHAFTESBURY AVENUE
JARROW
TYNE POINT IND. ESTATE
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY

2600 sqm
25/06/15

150 sqm
06/11/18
& MANUF.

690 sqm
14/11/19

950 sqm
15/11/12

DERBYSHIRE

Survey Type: MANUAL
LANCASHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.114
0.478
0.205
0.091
0.205
0.251
0.319
0.319
0.251
0.159
0.068
0.000

2.460

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.068
0.159
0.182
0.182
0.114
0.273
0.159
0.296
0.182
0.615
0.296
0.068

2.594

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.182
0.637
0.387
0.273
0.319
0.524
0.478
0.615
0.433
0.774
0.364
0.068

5.054

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

150 - 2600 (units: sqm)
01/01/12 - 14/11/19
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.000
0.023
0.000
0.023
0.046
0.023
0.046
0.000
0.000
0.000
0.000
0.000

0.161

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.023
0.000
0.046
0.023
0.046
0.000
0.023
0.000
0.000
0.000
0.000

0.184

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.046
0.000
0.069
0.069
0.069
0.046
0.023
0.000
0.000
0.000
0.000

0.345

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: F - WAREHOUSING (COMMERCIAL)

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
SF
SUFFOLK
06
WEST MIDLANDS
WM
WEST MIDLANDS
09
NORTH
CB
CUMBRIA
10
WALES
BG
BRIDGEND

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
2950 to 4700 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/09/16

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Friday

2 days
1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Edge of Town

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone
Commercial Zone

3
1

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B8

4 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
1,000 or Less
5,001 to 10,000
25,001 to 50,000

1 days
2 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
75,001 to 100,000
500,001 or More

2 days
1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5

1 days
3 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

BG-02-F-01
LOGISTICS COMPANY
PARC CRESCENT
BRIDGEND
WATERTON IND. EST.
Edge of Town
Industrial Zone
Total Gross floor area:
3050 sqm
Survey date: MONDAY
13/10/14
CB-02-F-01
DOMINO'S PIZZA
COWPER ROAD
PENRITH
GILWILLY IND. ESTATE
Edge of Town
Industrial Zone
Total Gross floor area:
2950 sqm
Survey date: TUESDAY
10/06/14
SF-02-F-03
ROAD HAULAGE
CENTRAL AVENUE
IPSWICH
WARREN HEATH
Edge of Town
Industrial Zone
Total Gross floor area:
4700 sqm
Survey date: FRIDAY
18/09/15
WM-02-F-02
LOGISTICS FIRM
SOVEREIGN ROAD
BIRMINGHAM
KINGS NORTON
Edge of Town
Commercial Zone
Total Gross floor area:
3625 sqm
Survey date: MONDAY
09/11/15

BRIDGEND

Survey Type: MANUAL
CUMBRIA

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.136
0.265
0.426
0.216
0.223
0.188
0.182
0.258
0.195
0.182
0.188
0.133
0.119
0.203
0.102

3.118

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.147
0.195
0.126
0.230
0.202
0.133
0.209
0.168
0.265
0.300
0.384
0.237
0.203
0.136

2.969

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.170
0.412
0.621
0.342
0.453
0.390
0.315
0.467
0.363
0.447
0.488
0.517
0.356
0.406
0.238

6.087

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

2950 - 4700 (units: sqm)
01/01/12 - 19/09/16
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.063
0.126
0.084
0.098
0.133
0.112
0.133
0.119
0.140
0.119
0.035
0.042
0.000
0.000

1.272

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.119
0.105
0.084
0.112
0.140
0.049
0.091
0.049
0.119
0.070
0.084
0.077
0.203
0.102

1.404

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.182
0.231
0.168
0.210
0.273
0.161
0.224
0.168
0.259
0.189
0.119
0.119
0.203
0.102

2.676

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

LGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.028
0.028
0.056
0.028
0.035
0.035
0.021
0.028
0.028
0.014
0.000
0.000
0.000

0.370

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.000
0.049
0.014
0.063
0.028
0.035
0.028
0.028
0.014
0.042
0.007
0.000
0.000
0.034

0.342

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.077
0.042
0.119
0.056
0.070
0.063
0.049
0.042
0.070
0.021
0.000
0.000
0.034

0.712

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Executive Summary
This Heritage Impact Assessment (HIA) was commissioned by Rapleys LLP on behalf of
E.T. Claydon and Sons to prepare a preliminary heritage impact assessment for three sites
in Wickhambrook as part of the West Suffolk Strategic Housing and Economic Land
Availability Assessment (SHELAA). These comprise:


(WS195)15 hectares of land lying to the east of Gaines Hall



(WS191) 9.1 hectares of land lying to the north of Back Lane



(WS192) 1.3 hectares to the south of Back Lane

Additionally, a site for the potential future expansion of ET Claydon businessnorth of
WS195 has been reviewed also.
The purpose of the HIA is to identify the heritage assets likely to be affected by the
proposal, to assess their significance and the contribution made by their setting to that
significance. The resulting Assessment informs the Concept Proposal in preparation.
The selection of affected heritage assets follows the advice contained in Historic England’s
The Historic Environment and Site Allocations in Local Plans: Historic England Advice Note
3. Definitions of ‘heritage asset’, ‘setting’ and ‘significance’ are as contained in the glossary
(appendix A) to the National Planning Policy Framework and assessment follows the
guidance contained in Historic England’s advice notes: The Setting of Heritage Assets: and
Managing Significance in Decision-Taking in the Historic Environment.
The HIA concludes that the proposed development of parts of the sites could be harmful to
the setting of designated and non-designated heritage assets. Development of the areas
identified as ‘sensitive’ would cause significant levels of harm not only to the setting of
heritage assets but also to the wider countryside setting. Whilst this level of harm might be,
in terms of the NPPF, ‘less than substantial’, the level of less than substantial harm would
still be high. The HIA also identifies areas of opportunity, where development of
appropriate design could proceed without harming heritage assets.
The HIA provides a broad assessment of the sites. Any subsequent planning applications
which result will require full heritage statements to support their detailed proposals.
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1.0

Introduction

1.1

I have been instructed by Rapleys LLP on behalf of E.T. Claydon and Sons to
prepare a preliminary heritage impact assessment (HIA) for three sites in
Wickhambrook as part of the West Suffolk Strategic Housing and Economic Land
Availability Assessment (SHELAA).

1.2

This Assessment is the result of a desk-top survey and is not a fully comprehensive
heritage statement. Much of it is based on information contained in the Suffolk
Heritage Environment Record (SHER) and the statutory list of buildings of special
architectural or historic interest. The three sites are shown below:

Location of future
expansion area for ET
Claydon business
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2.0

Methodology

2.1

The purpose of this heritage impact assessment (HIA) is to provide an understanding
of the important heritage assets of the study area and their value and the potential
impact of the development of the three sites. It identifies the significance of historic
assets and their setting and assesses the harm which may arise from the cumulative
effect of the development, as well as identifying potential opportunities.

2.2

The HIA follows the advice contained in Historic England’s The Historic Environment
and Site Allocations in Local Plans: Historic England Advice Note 3. The intention is
to ensure that the Concept for Wickhambrook sets out a positive strategy for ‘the
conservation and enjoyment of the historic environment, in which the desirability of
sustaining and enhancing the significance of heritage assets should be considered
(NPPF paragraph 126)’. The HIA advises how development can avoid or minimise
conflict between the conservation of identified heritage assets and development,
taking into account an assessment of the significance of the heritage assets (NPPF
paragraph 129).

2.3

To this end, a four step approach has been adopted, following Historic England’s
guidance:


STEP 1
Identify which heritage assets are affected by the potential site
allocation Informed by the evidence base, local heritage expertise and, where
needed, site surveys



STEP 2
Understand what contribution the site (in its current form) makes to the
significance of the heritage asset(s) including:
Understanding the significance of the heritage assets, in a proportionate manner,
including the contribution made by its setting considering its physical surroundings,
the experience of the asset and its associations (e.g. cultural or intellectual)
Understanding the relationship of the site to the heritage asset, which is not solely
determined by distance or inter-visibility (for example, the impact of noise, dust or
vibration)
Recognising that additional assessment may be required due to the nature of the
heritage assets and the lack of existing information
For a number of assets, it may be that a site makes very little or no contribution to
significance.



STEP 3
Identify what impact the allocation might have on that significance,
considering:
Location and siting of development e.g. proximity, extent, position, topography,
relationship, understanding, key views
Form and appearance of development e.g. prominence, scale and massing,
materials, movement
Other effects of development e.g. noise, odour, vibration, lighting, changes to
general character, access and use, landscape, context, permanence, cumulative
impact, ownership, viability and communal use
Secondary effects e.g. increased traffic movement through historic town centres as a
result of new development
5

Heritage Impact Assessment: Land at Wickhambrook (SHELAA ref. WS195, WS191, WS192)

___________________________________________________________________


STEP 4

Consider maximising enhancements and avoiding harm through:

2.4

Step 5, involving the determination of whether the proposed sites are appropriate in
light of the NPPF’s tests of soundness forms a conclusion.

2.5

The identification of the heritage assets likely to be affected involved an initial desk –
top assessment using The National Heritage List for England, the Suffolk Historic
Environment Record and old maps. This initial ‘wide search’ excluded buildings and
structures, unless they boarded the sites or appeared as landmarks.

2.6

A similar approach was used to identify non-designated heritage assets. Buildings
occurring on nineteenth century maps were added to the search and assessed in
accordance with the following criteria:










Is it the work of a particular architect of regional or local note?
Does it have landmark quality, or contribute to the quality of recognisable spaces, by
virtue of its function, location, age, design or features?
Does it provide a good example of a particular type or form of building or of an age,
architectural style, building construction or design, which is locally rare?
Does it contribute to the character of an area or to the setting of the local scene by
forming a focal element in a group, park, garden or other townscape or landscape, or
by sharing particular architectural form or details with other buildings nearby?
Has it significant historic associations with local people or past events?
Does it individually or as part of a group, serve as a reminder of the gradual
development of the settlement in which it stands, or of an earlier phase of growth?
Does it contribute to the character or appearance of a conservation area?
If the structure is associated with a designated landscape, such as walls, terracing or
minor garden buildings, is it of identifiable importance to the historic design?
Has it received an award in recognition of the quality of its architectural design or
other significance from a body of recognised local, regional or national standing?

2.7

Having identified the heritage assets, the next step involved identifying the
significance of the heritage assets in a proportionate manner. This included forming
an understanding of the historic context of the site and its contribution to the setting
and overall significance of the heritage assets.

2.8

The impact of development on the identified significance was then discussed and the
level of harm identified and the degree to which harm could be minimised and
enhancement maximised.

2.9

The initial draft HIS was issued on the 25th August 2020 to inform the emerging
Concept for Wickhambrook.

6

Heritage Impact Assessment: Land at Wickhambrook (SHELAA ref. WS195, WS191, WS192)

___________________________________________________________________

3.0

Historical Context

3.1

Wickhambrook is described as ‘a large village in a pleasant vale of a
rivulet…including many widely scattered farm houses and the hamlets of Aldersfield
Green…Genesis Green…Boyden End…Attleton Green and Clopton’.1 Indeed this
scattered parish contained eleven greens, some of which have since expanded or
coalesced. The description, written in 1855 also notes that one of the three manors
then in existence (there were originally four) was Gaines Hall, owned by Mrs Sparke.
The Hall is shown on Hodskinson’s map of1783, as is the scattered nature of the
settlement.

3.2

The scattered form is shown some sixty years later on the 1840 parish tithe map.
Boyden End

Nunnery Green

Gaines Hall

Attleton Green

3.3

1

Successive maps through the nineteenth century and the first half of the twentieth
show relatively little change. A row of houses are shown along the eastern side of
Bunters Road on the 1958 map, opposite the site, but little change apart from that.
Estate development arrived during the 1960s and the 1970 map, which shows
Nunnery Green and Boyden Close, north-west of Bunters Road and small cul-desacs as at Coltsfoot Green (Coltsfoot Close) and Thorns Corner (Thorns Close) or
short rows of detached houses as at Attleton Green.

Whites Directory & Gazetteer of Suffolk 1855 p.814
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3.4

A comparison between the aerial photographs of 1945 and 2018 shows the impact of
the development of Nunnery Green on the scattered historic landscape.

WS191

WS191
WS192

WS192

3.5

Development has progressed slowly and generally in the form of small groups of
houses, adding to the hamlets and greens rather than overwhelming them. The
exception was the development of Nunnery Green. Its original extent is shown on
the 1840 tithe map with a triangular section on the north side of Back Lane

3.6

Though this fragment of the original green has been built upon, its outline and edge
are still apparent and it appears as an archaeological site on the county historic
environment record (SHER WKB049).
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4.0

WS195

4.1

This site is a field which slopes gently from north-east to south west. It is bounded
on its north side by a long, modern access road, off Bunters Road, leading to an
agricultural machinery business adjacent to Gaines Hall, a grade II listed buildings.
The site’s eastern boundary id formed by the B1063, Bunters Road and on its south
side by the lane leading to Attleton Green, a hamlet lying in a valley to the southwest. The western boundary if formed by the lane to Gaines Hall and its
outbuildings.

The site from its north-east corner
(Junction of B1063 and access road)

Heritage Assets
4.2

The site is not in a conservation area. Wickhambrook Conservation Area covers the
church end of the village, which is sited to the south-east, distant from Gaines Hall.

6

5
7

1

Location of future
expansion area for ET
Claydon business
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Designated Heritage Assets
4.3

There are five listed buildings in close proximity to the site, all grade II:

1.

Gaines Hall

2.

Attleton Green Farmhouse

The manor of Gaynes Attilton, one of the 3 manor halls of
Wickhambrook. The lands were held by the De Bures family
from the time of Edward I. Robert de Bures had the lordship
and obtained a grant of free warren in 1314 and the manor
remained in the De Bures family until 1361 when it came
into the ownership of Sir Richard de Weldegrave. It
remained in this family until 1554 when it was sold to
Humphrey Mosley. A fire affected the sale at this time and
the present house was probably built after this date. A C16
timber-framed and plastered house. 1 storey and attics. The
windows are partly double-hung sashes with glazing bars
and partly casements. Roof thatched, with 2 gabled
dormers

A C17 timber-framed and plastered house. Renovated in
the C20. Two storeys. C20 casement windows. Roof tiled.
The interior has exposed timber-framing and a central C17
fire place.
3.

Butler’s Hall, Attleton Green
A C17 timber-framed and plastered house with
a C20 gabled cross wing added at the east
end. 2 storeys. The windows are mainly C20
casements with glazing barn but there are a
number of original windows with diamond
shaped mullions. Roof thatched, with a red
brick chimney stack of 2 hexagonal shafts on
a square base. The interior has exposed
timber-framing.

4.

Woodlea & West Cottage, Attleton Green
Formerly the workhouse, a C17 timber-framed
and plastered building. Built on an L shaped
plan. 1 storey and attics. Casement windows.
Roofs thatched, Woodlea has a lower roof line
than West Cottage. There are 2 gabled
dormers.

5.

Gaines Cottage, Bunters Road
An early C19 timber-framed and plastered
house. 2 storeys. 2 window range on the front
and 1 window range on each end, doublehung sashes with glazing bars. The ground
storey windows have panelled shutters. There
is a central doorway with a hooded porch.
Roof slate.
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4.4

Of the above listed buildings, three are along the edge of the site: Gaines Hall,
Gaines Cottage and Woodlea. Butler’s Hall and Attleton Green Farmhouse are
further west along Attleton Green lane and would be less affected by the
development of the site.

Non-Designated Heritage Assets
4.5

6.

7.

There are three buildings/structures along the west side of Bunter’s Lane, close to
the site, which are of local interest and may be considered as non-designated
heritage assets. (These are numbered 6, 7 and 8 on the map on page 5 above).
Jasmine Cottage & adjoining cottage

Bullock’s Mill
The Site

8.

Ebenezer Methodist Chapel

These appear on C19 maps. The white
rendered cottage is the earliest part and
may date from the C18 and was
possibly thatched originally. Jasmine
Cottage to the south is red brick with
gault brick detaining and is probably
early C19.
These were the first buildings to be seen
on Bunters Road, travelling south, until
the 1950s. They are still the first
buildings on the west side of the road.
They connect the built-up area on the
east side with the open countryside on
the west.
Situated north of the petrol filing station,
this is the site of a former corn windmill.
It appears on the Suffolk Historic
Environment Register (SHER WKB
009), and described as follows:
‘Small post mill with roundhouse,
demolished circa 1914. The piers and
parts of the walling remain covered by
bushes. There were two spring and two
common sails, one pair of stones in the
head and a fantail. First mapped in
1836 and demolished in 1909.’

The Primitive Methodist Chapel was
built in 1850 and is located at the
junction with the lane to Attleton Green.
Both chapel and windmill are shown on
the 1904 map.

The Site
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Setting & Significance
4.6

The setting of a heritage asset is defined in the National Planning Policy Framework
as:
The surroundings in which a heritage asset is experienced. Its extent is not fixed and
may change as the asset and its surroundings evolve. Elements of a setting may
make a positive or negative contribution to the significance of an asset, may affect
the ability to appreciate that significance or may be neutral.

4.7

Significance is defined in the NPPF as:
The value of a heritage asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural, artistic or historic.
Significance derives not only from a heritage asset’s physical presence, but also
from its setting.

4.8

In other words, it not simply the visual aspect of views to and from the heritage asset
which defines its setting, it is also the manner in which the asset may be experienced
and understood. The significance of a heritage asset may derive from its setting as
much as its intrinsic heritage value.

4.9

Gaines Hall is the listed building most likely to be affected. Its setting is in a shallow
valley amongst its former farm buildings, some of which are now used for the
engineering business, together with recently constructed additions. The group is
visible from Bunters Road and the view down to them is significant and is ‘softened’
by trees and hedges. The view along the road looking to the south with the pair of
cottages at the roadside is also significant, announcing the arrival in Wickhambrook.

4.10 Gaines Hall itself is of high significance because of its age and history and its
significance is enhanced by its relative isolation. Its setting is one of the many
groups of farmsteads which give the parish its overall form. It is part of a historic
landscape.
4.11 This open view is shared by the roadside cottages and traveling south, beyond the
field gate, the setting becomes more enclosed, dwellings on the east side of the road
and gradually a thickening hedge on the west with views of the site and glimpses of
Gaines Hall farm complex.
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4.12 Gaines Cottage has views across the site to Gaines Hall, but further south, down the
hill, the view gradually becomes dominated by the group of buildings around the
village shop/petrol filling station and the bushes hiding the remains of Bullock’s Mill.

4.13 At this point Thorns Corner forms another cluster of buildings with the Methodist
chapel forming a significant visual stop. The lane leading west to Attleton Green is
hedge lined and essentially rural. Yet another cluster of buildings at Mole Hill adds
to the historic settlement pattern, before the edge of Attleton Green is reached.

View to Mole Hill with the site on the right

4.14 Here, the cluster of buildings still
retains the historic form, though the
‘green’ was once probably more
extensive and extended northwards
towards Gaines Hall (the 1885 map
on the right hints at this).
4.15 In summary, the setting of the
heritage assets results not simply
from views to and from them, but
also their contribution to the historic
form of the settlement. Each cluster
of buildings is separate and only
where amalgamation has occurred,
as at Nunnery Green, is the
significance of the setting lost.
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Heritage Impact Assessment

4.16 The development of large areas of arable fields in the close vicinity of heritage
assets will perhaps inevitably create some conflict. Whilst change need not
necessarily result in harm, the scale of the proposed development will result in some
harm to the setting of a number of designated and non-designated heritage assets.
Mitigation must ensure that the level of harm which results is, in terms of the NPPF,
‘less than substantial’ and the level of less than substantial harm can be outweighed
by the public benefits which result from the proposed development.
4.17 This heritage impact assessment can only view the proposed allocation in broad
terms, explaining the areas and views which are sensitive. The full impact of any
development on the setting of heritage assets and the wider historic landscape can
only be properly assessed when formal planning applications are made. The
intention at this stage is to inform the master planning process which will lead
eventually to the planning applications.
4.18 The foregoing section on ‘Setting & Significance’ has identified the importance of
existing landscape and views to the setting of the heritage assets. The following
sketch summarise the potential impact. The historical context is important in
considering the suitability of the site for development. Wickhambrook is a scattered
settlement, traditionally composed of a series of greens and farmsteads with housing
in small groups. The exception to this is the development of Nunnery Green.

Heritage Asset

Historic cluster

Significant view

Sensitive areas
Location of future
expansion area for ET
Claydon business

4.19 The sensitive areas are the places where development could be harmful by
coalescing historic clusters.
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5.0

WS191 & WS192

5.1

The sites (SHELAA reference WS191 and WS192) are located to the north of Back
Lane and to the south respectively. The northern site (WS191) is a field which
stretches from Boyden End eastwards to the housing which fronts the north side of
the lane. It faces Back Lane on its south side and open fields to the north, from
which it is separated by hedgerow and tree belt.

WS191 looking north

The western edge of WS191 at Boyden End looking east

5.2

The second site (WS192) lies on the south side of Back Lane and runs southwards
to the B1063, Bunters Road. It comprises part of a small fiels with Boyden End
Stables to the west and Boyden Close (part of a mid-twentieth century housing
estatae) to the east

WS192 looking east to Boyden Close
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Heritage Assets
Designated Heritage Assets
5.3

1.

There are three listed buildings in close proximity to the site, all grade II:

Boyden End Cottages

Situated behind a tall roadside hedge and obscured from
public view.
A C17 timber-framed and plastered house. 1 storey and
attics. There is a C20 addition on the south-east end. The
windows are casements with glazing bars. Roof thatched,
with 1 gabled and 2 sloping roofed dormers. The interior
has exposed timber-framing.

2.

Boyden End Stables
A C17-C18 timber-framed and plastered house with a red
brick gable end. Added to in the C19. Renovated in the
C20. 1 storey and attics. Double-hung sash windows with
glazing bars. A C20 glazed porch projects on the front. Roof
tiled (C20), mansard (formerly thatched), with 2 gabled
dormers.

3.

High Barns
A C17 timber-framed and plastered house, restored in the
C20. 2 storeys and attics. Casement windows. Roof
thatched, hipped, with 1 dormer window and a red brick
diagonally shafted chimney stack.
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5.4

There are a further five grade II listed buildings more distant. The Poplars,
Beechwood House, The United Reformed Church are all along Meeting Green with
Gaines Hall south-west of site WS192, across Bunters Road.

4.

The Poplars

5.

Beechwood House

6.

United Reformed Church

7.

Clematis Cottage

An early C19 timber-framed and plastered house. 2 storeys.
3 window. range, double-hung sashes with glazing bars, in
cased frames. The doorway has a latticed porch. Roof
slate, hipped.

An early C19 timber-framed and plastered house. 2 storeys.
5 window range, double-hung sashes with glazing bars.
There is a 6-panel door with the upper panels glazed and a
semi-circular fanlight set in a wood portico with plain pillars.
Roof slate, hipped.

Chapel, built in 1743 by the local congregation of
Independents; later Congregationalist; became the United
Reformed Church in 1972. In red brick, with an admixture of
blue bricks, laid in Flemish bond; slate roof, fully hipped;
plain flat pilasters at the corners.
Adjoining the chapel on the left is a single-storey Sunday
School building in matching materials: said to date from
c.1813, with late C19 alterations.
A C19 vestry added to part of the back of the chapel and a
C20 extension to the Sunday School building.

A C17-C18 timber-framed and plastered house, partly
rebuilt in brick, colourwashed. 1 storey and attics.
Casement windows. Roof thatched, with 1 dormer window.

8.

Gaines Hall

The manor of Gaynes Attilton, one of the 3 manor halls of
Wickhambrook. The lands were held by the De Bures family
from the time of Edward I. Robert de Bures had the lordship
and obtained a grant of free warren in 1314 and the manor
remained in the De Bures family until 1361 when it came
into the ownership of Sir Richard de Weldegrave. It
remained in this family until 1554 when it was sold to
Humphrey Mosley. A fire affected the sale at this time and
the present house was probably built after this date. A C16
timber-framed and plastered house. 1 storey and attics. The
windows are partly double-hung sashes with glazing bars
and partly casements. Roof thatched, with 2 gabled
dormers.
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Non-Designated Heritage Assets
5.5

The Greyhound Inn is situated on the roadside along Back Lane to the east of site
WS191. It appears on the 1885 map and is a two storey red brick building with a
slate roof. To the west is a single storey former outbuilding.

Site WS1

Setting & Significance
5.6

The three listed buildings at Boyden End form a group and are experienced as part
of a historic hamlet, marking the entrance to Wickhambrook on its western side.
They are distinctly separate from the main settlement, being linked by the narrow
Back Lane, which itself retains historic interest.

5.7

They are of high significance as listed buildings having historic, architectural and
aesthetic value and their significance is enhanced by their hamlet setting. The
setting is one of the many groups of farmsteads which give the parish its overall
form. It is part of a historic landscape.

5.8

The group of designated heritage assets, which are sited to the east of site WS191,
are strung along the west side of Meeting Green to which the land gently slopes.
The group of heritage assets are distinctly separate from Nunnery Green and form
part of the rectangular Meeting Green as shown on the 1885 map below.

WS191
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5.9

This sense of separateness is reinforced by two rows of mature hedges, including a
row of poplar trees, running almost parallel to each other at and just to the east of the
boundary of site WS191.

WS191

Greyhound Inn

5.10 It is further reinforced by the mature boundary hedges to the individual properties
along Meeting Green. The result is that the setting of these heritage assets is
distinct and the twentieth century development of Nunnery Green does not affect
their setting.
5.11 Closer to the site, the non-designated ‘Greyhound’ public house has visual
significance hard on the roadside and historic and communal values. It sits on the
edge of Nunnery Green and its modern setting links it to the houses to the southwest.
Heritage Impact Assessment
5.12 The three listed buildings most likely to be affected by the development of the two
sites are Boyden End Cottages, Boyden End Stables and High Barns. They form a
distinct historic group at the end of Back Lane, which narrows considerably as it
approaches them travelling west. This historic group is important in considering the
suitability of site WS191 for development. Wickhambrook is a scattered settlement,
traditionally composed of a series of greens and farmsteads with housing in small
groups. The exception to this is the development of Nunnery Green, but Boyden
End is a significant survivor.
5.13 Site WS192 seems less constrained by heritage assets. It is sited south-east of
Boyden End, from which it is clearly separated. It sits adjacent to the twentieth
century housing on the north-east side of Bunters Lane and shares views with these
properties across the fields towards Gaines Hall, a listed building. Development of
this site would not result in harm to the setting of Gaines Hall or Boyden End.
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5.14 The site links with WS191 to the north at the latter’s least sensitive point, though it
does form a part of the historic edge of Nunnery Green, described above. The
following sketch summarise the potential impact of development of both sites

5.15 Particularly sensitive is the west end of site WS191 around Boyden End. This could
harm the setting of heritage assets and the historic form of the settlement.
Development which requires highway improvement to this narrow lane would also be
harmful to its character which forms part of the setting of the heritage assets. The
views along the lane are essentially rural in appearance.
5.16 The remainder of the site is less sensitive and an extension to the existing built-up
area is possible without causing substantial harm. To mitigate its impact, a hard
edge to development should be avoided, with soft landscaping to minimise its
impact.
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6.0

Conclusion

6.1

The National Planning Policy Framework (2019) identifies the protection and
enhancement of the historic environment as an important element of sustainable
development and establishes a presumption in favour of sustainable development in
the planning system (paragraph 11). The NPPF also states that the significance of
heritage assets can be harmed or lost by development in their setting. Paragraph
200 states that proposals which preserve those elements of the setting that make a
positive contribution to, or better reveal the significance of the heritage assets should
be treated favourably.

6.2

Paragraph 192 of the NPPF requires local planning authorities, in determining
planning applications, to take account of “the desirability of sustaining and enhancing
the significance of heritage assets’. Paragraph 194 states that any harm to, or loss
of, the significance of a designated heritage asset from development within its setting
should require clear and convincing justification’ and paragraph 193 advises that
when considering the impact on the significance of designated heritage assets, great
weight should be given to their conservation.

6.3

Paragraph 197 states that “The effect of an application on the significance of a nondesignated heritage asset should be taken into account in determining the
application. In weighing applications that affect directly or indirectly non designated
heritage assets, a balanced judgement will be required having regard to the scale of
any harm or loss and the significance of the heritage asset”. Paragraph192 urges
local planning authorities to take account of the positive contribution that the
conservation of heritage assets can make to sustainable communities including their
economic vitality; and the desirability of new development making a positive
contribution to local character and distinctiveness.

6.4

It is clear that the proposed development of the allocated land east of Gaines Hall
Lane (WS195) could be harmful to the setting of designated and non-designated
heritage assets, as could the area for future business expansion to the north.
Similarly, the proposed development of sites WS191 & WS192 could also be
harmful. The less harmful of the two sites is WS192 and site WS191 is particularly
sensitive at its western end.

6.5

Whilst it may not be possible to avoid all harm, it is possible to ensure substantial
harm is avoided. The level of less than substantial harm should be justified and
mitigated to ensure that the public benefits which accrue far outweigh the level of
harm caused. In this case much mitigation will result from the creation of distinct
areas of development, a modern iteration of the historic clusters, helping to
assimilate new development into an historic settlement pattern and reinforcing local
distinctiveness. The implementation of a landscaping scheme will be crucial. To that
end, it is important to ensure that ‘structural landscaping, particularly tree and hedge
planting, takes place at the earliest opportunity to allow it to establish before any
development takes place.
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BROADBAND AVAILABILITY STUDY
Introduction
This report relates to the planning promotion of three parcels of land that have been identified in the West
Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA). These sites may be
considered suitable for development by the local Council when they consider site allocations as part of the
plan process.
The land parcels considered in this report are shown on the attached plan and referenced as:
 WS191 - 9.1 ha of land to the north of Back Lane;
 WS192 - 1.3 ha of land to the south of Back Lane; and
 WS195 – 15 ha of land to the east of Gaines Hall.
This report has been prepared in order to assess the availability of broadband services to the proposed
development sites and the potential impact of the proposed development on the level of broadband
provision in the area.
Mapping information (where included) has been provided by the statutory authority providers within the
vicinity of the proposed development site. The mapping information provided only shows the supply
authority network. Private networks are not shown and may be found to be present on site.
This report has been prepared as a desktop study and is provided for information only.
Proposed Development
The master plan for the land parcels is still under consideration, however, for the purposes of this report the
following allowances were made:




Approximately 50 market and affordable dwellings;
The possibility of 10-15 self-build plots; and
A mix, or separate elements of, small incubator commercial workspace/office units/flexible office
space/community hub.

In terms of provision for the proposed developments, the residential elements are likely to be sufficiently
served by FTTC (fibre to the cabinet). Depending on the business activities to be undertaken, the
commercial units would probably benefit from the provision of FTTP (fibre to the premises). However, it is
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noted that the provision of FTTP would most likely prove a beneficial selling point to future occupiers of
both the commercial and residential offering.
Fibre Broadband Providers
In terms of possible service providers to approach regarding the installation of infrastructure to the area, for
FTTC it is limited to BT or Virgin Media. Virgin Media is currently unavailable in the Wickhambrook area.
For FTTP, there are several providers nationwide:
Hyperoptic – offers speeds of up to 1 Gbps. It is largely limited to larger towns and cities and coverage is
currently fairly limited. It is not available in this area.
BT - BT has the largest FTTP network, with around 900,000 premises covered by fibre broadband up to
1Gb. BT plans to expand the coverage to three million premises by 2020, and 20 million premises by the
mid- to late-2020s. BT Openreach offers the best option for achieving FTTP to this area.
UFO (Sky & TalkTalk) – UFO is a project from Sky and TalkTalk and is currently limited to York, but there
are plans to roll it out to other cities. This is not available in this area.
Based on this location, BT is the only viable fibre broadband provider to approach regarding this proposed
development.
Existing BT Services
The mains record information can be procured for the site to show where the existing BT Openreach
infrastructure is located.
We use a specialist firm to provide this information in a cost effective and timely manner. The cost to
procure this information will be £107.11 (quote appended).
Given the current stage of planning of the scheme, we have not yet procured this information as it is a level
of detail for further down the site planning process. It would inform of possible diversionary works and offer
guidance on likely origins for the incoming services.
If required, we can order the mains records for analysis and inclusion in this report.
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Current Broadband Provision
A search of the area using the BT Openreach Fibre Checker service shows that all of the land parcels in
question can be served by FTTC – fibre to the cabinet. Although new infrastructure will need to be
provided as the land is currently green field.
FTTC offers download speeds of up to 80 Mbps and consist of fibre to a local cabinet with copper cables
run to each premises/dwelling. Realistic speeds are likely to be around 60-65 Mbps.
Faster broadband would take the form of FTTP – fibre to the premises. FTTP offers download speeds of
up to 1 Gbps and consists of a full fibre installation to each premises/dwelling.
BT Openreach do not currently have any plans to upgrade to this service in this area. However, they have
committed to rolling out their FTTP coverage significantly over the coming years, so that could change.
Refer to the results of the BT Openreach Fibre Checker study undertaken 29th September 2020 appended
below.
Possible Future Provision
For residential developments of more than 19 homes, BT Openreach will install FTTP for free.
The site must be registered with BT Openreach. In order to register the site with BT Openreach it is
necessary for the developer/client to enter into a legally binding contract with BT Openreach, which will
then instruct BT to commence planning and build activity to provide FTTP to the site.
If plans change and the developer/client wishes to terminate their contract with Openreach, Openreach
may seek to recover damages. These damages will be concerned with recovery of their costs associated
with design, planning and any infrastructure works undertaken.
If the proposed plans consisted of 19 or fewer dwellings, then BT Openreach would undertake a network
assessment to determine which technology is most viable to provide to the site. This may or may not be
FTTP.
Given that this development is likely to consist of circa 70 new dwellings, as well as commercial units, these
proposals should prove sufficient for BT Openreach to accelerate their roll out of FTTP to the area.
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Unfortunately, I have been unable to glean any timescales from BT, however, they are committed to
providing this service for free to developments such as this.
Next Steps
Register the Site – once the site is ready to progress and a masterplan is in place, the site should be
registered with BT Openreach as soon as possible to allow Openreach time to plan for FTTP roll-out to the
area. This will enter the developer into a contract with BT Openreach for provision of these services.
Community Fibre Partnerships – In order for communities to speed up provision of fibre broadband or
provide faster broadband in their areas, BT Openreach offer Community Fibre Partnerships. Through
these partnerships, Openreach work with local communities to build customised fibre solutions. A joint
funding arrangement is put in place, meaning Openreach contribute some of the costs and the community
funds the rest. The first step is to register the community’s interest with Openreach, then they will make
contact to discuss the requirements and options. Costs and timescales would have to be determined with
Openreach if this is an avenue the developer/community wish to pursue.
Provision of FTTP to Gaines Hall (CB8 8YA):
Gaines Hall’s postcode is currently served by FTTC infrastructure.
I have attempted to determine from BT Openreach when they plan to roll out FTTP to this area but have not
managed to get any clear information. BT appear to be very guarded about sharing their roll out plans.
They also state that, due to the complex nature of the network and for various reasons, their plans do
change.
The client can register their interest in getting FTTP via the BT Openreach webpage, which will feed into
Openreach’s roll out plans and dates.
The website to register interest is: https://www.openreach.com/fibre-broadband/fibre-for-home.
It’s worth noting that if the proposed development of circa 70 new dwellings in the area goes ahead, then
BT Openreach will provide free FTTP to the local area. It should then be straightforward for the residents
of Gaines Hall to apply for FTTP, as it would be for other local residents too.
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Conclusion
The proposed sites can already be served by FTTC fast broadband provision via the existing infrastructure
in the local area.
However, the scale of these proposals are sufficient for BT Openreach to undertake the installation of FTTP
infrastructure to the site.
Once FTTP infrastructure is delivered to the development parcels, it will then be available for the local
community to apply for and access. It is likely that this development would bring FTTP to the area far
sooner than would otherwise happen as part of BT Openreach’s roll out as this is a rural area of low
density.
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PROPOSED LAND PARCELS – WS191, WS192 & WS195
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BT OPENREACH FIBRE CHECKER RESULTS
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70076601 – Three Sites at Wickhambrook
Openreach Fibre Checker Results – as at 29th September 2020
For sites WS191 & WS192 - Based on CB8 8XX (Boyden End House)

For site WS195 – based on CB8 8XY (Claydon Drills)

For Gaines Hall – based on CB8 8YA
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Summary of your utility search details:
Site Name

Wickhambrook

Site Ref

70076601

Address

Bunters Road, Newmarket, CB8 8XY, CB8 8XY

Postcode

CB8 8XY

Grid Ref

E 574082

N 255484

Area Covered

+
−

Map

Satellite

Map data ©2020

Options Selected

Terms of Use

Options Selected

Gas

X

Independent utilities search ‐ inc non‐chargeable searches

X

Water

X

Harlaxton

X

Sewer

X

UK Power Distribution

X

Electric

X

BT

✔

Coal Authority search

X

3rd Party searches

✔
Other Options

Cable / Fibre searches inc non‐chargeable searches

X

Plans by post

X

Virgin Media

X

CAD Pack

X

Vodafone

X

CAD OS mapping

X

Smart pdf

X

Instant Access Plans

X

Legge, Angela
From:
Sent:
To:
Subject:
Attachments:

enquiries@cornerstoneprojects.co.uk
01 October 2020 08:43
Legge, Angela
Underground Utilities Search - Wickhambrook / 70076601
70076601 Wickhambrook.pdf

Thank you for your request for a quote for an underground utilities search for the above site (details attached).
We confirm the cost of this will be as follows (+VAT):
Item
Fee
Our Search Fee
£107.11
Cost of plans from utility companies
£0.00
Overall total
£107.11
These costs include all of the search options you have selected.
We will not proceed with this search until we have received your approval by return of this email.
We pride ourselves on a high quality, rapid service at low cost - if you have received a cheaper comparable quote
elsewhere please let us know!
Should you have any queries regarding the above please contact us.
Thank you for your interest.
Kind regards,
Cornerstone Projects Ltd
91 Market Street, Hoylake, Wirral, CH47 5AA
0151 632 5142
Please help us further emphasise our great service and spread the word about Cornerstone Projects Ltd.
Could we ask you to be so kind and leave a review on Trustpilot by clicking
https://uk.trustpilot.com/evaluate/cornerstoneprojects.co.uk
Thank you in advance for your support.
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BT OPENREACH CORRESPONDENCE
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Legge, Angela
From:
Sent:
To:
Subject:

Legge, Angela
29 September 2020 10:57
Dashmeet Kaur
RE: SI C26432887 Form 7214-157719 - Fibre Broadband Availability

Good morning,
My concern about registering the site via the link is that it “is NOT an enquiry” and I would be entering the client
into a “legally binding contract (New Sites Contract) with Openreach to install FTTP infrastructure”.
This is very early stage for the site and the client does not yet have planning for the site. The availability of
Broadband and its speed is part of the discussion around and case for the proposed development and its scale.
I’m seeking to understand if this development could bring the superfast broadband plans for the area forward and
thus benefit the area as whole. I am looking to make an enquiry and start a conversation, not enter into a contract
for a site that is not yet masterplanned.
There are several schemes in this area that could impact on roll out plans, but none are ready for legally binding
contracts for the provision of broadband.
Thanks and regards
Angela
Angela Legge MEng CEng MIET MCIBSE
Principal Engineer

Part time – my work days are Tuesday to Thursday

T+ 44 1223 342 118
M+44 7980 691 704
62-64 Hills Road, Cambridge
CB2 1LA

From: Dashmeet Kaur <sifibreenquiriesmop@openreach.co.uk>
Sent: 28 September 2020 10:30
To: Legge, Angela <Angela.Legge@wsp.com>
Cc: sifibreenquiriesmop@openreach.co.uk
Subject: Re: SI C26432887 Form 7214-157719 - Fibre Broadband Availability

Hello Angela,
Thank you for contacting us.
Please be advised you can register your site by visiting this below mentioned site:https://www.openreach.com/fibre-broadband/fibre-for-developers/registering-your-site
Kind Regards,
1

Dashmeet Kaur
Fibre Enquires Team
Openreach
Web: openreach.co.uk
We build and maintain the digital network that enables more than 600 providers to deliver broadband to
homes, hospitals, schools and businesses large and small. Our engineers work in every community, every
day, because we believe everyone deserves decent and reliable broadband.
This email contains Openreach information, which may be privileged or confidential. It's meant only for the individual(s) or entity named above. If you're not the
intended recipient, note that disclosing, copying, distributing or using this information is prohibited. If you've received this email in error, please let me know
immediately on the email address above. We monitor our email system and may record your emails.
Openreach Limited
Registered Office: Kelvin House, 123 Judd Street, London WC1H 9NP
Registered in England and Wales no. 10690039

-----Original Message----From: noreply.openreach@formwize.com
Sent: Fri, 25 Sep 2020 13:38:18 +0000
To: sifibreenquiriesmop@openreach.co.uk
Cc:
BCc:
Subject: Form 7214-157719 - Fibre Broadband Availability - Customer
Survey ID 7214
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Length A-B:
Bolted mixed species hedgerow

1. INTRODUCTION

KEY

Length B-C:
Mixed species hedgerow

'A' category trees and 'lightly' managed hedgerows

Ash

Background: LSDP were appointed to prepare an Arboricultural Survey & Report to inform the design
process and satisfy Local Authority requirements in respect to preliminary development proposals for
three sites in Wickhambrook. The report is based on survey information collected in August 2020.

'B' category trees and 'lightly' managed hedgerows

The Sites: The three sites comprise areas of mostly arable farmland and are identified on the West
Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA) map:

Length C-D:
Bolted mixed species hedgerow

1. Site 191 comprises an irregularly shaped field that adjoins the northern edge of the existing
settlement; in general terms the land is bordered by arable land to the north and by a mixture
of public highway and neighbouring domestic curtilage to the south. The west and eastern
edges of the site are shorter and adjoin a mix of agricultural land and domestic curtilage.

'B' category 'intensively' managed hedgerows
'C' category trees and 'lightly' managed hedgerows

Ash

C

'C' category 'intensively' managed hedgerows

A

2. Site 192 is a small, regular shaped field adjacent to site 191; the two are separated by Back
Lane, which borders the north-east edge of this site. To the east the land is adjoined by
residential settlement associated with Boyden Close, to the south-west by the B1063 / Bunters
Road and to the east by a field that is in non-arable use.

Edge of buffer - contains 'Root Protection Area'
(RPA)

D
D1

3. Site 195 borders the south-west edge of the existing settlement and comprises three arable
fields and the Claydon Drills site. The land is bordered to the east and south by public highway,
punctuated by three small clusters of existing settlement. To the north and north-west, the site
adjoins open arable land and to the south-west, the grounds of Gaines Hall.

Tree / hedge to be removed to
accomodate access and visibility splay

Length L-A:
Combination of mixed native
hedgerow and evergreen garden
hedge

2. TREE SURVEY

Areas proposed for buffer / screen planting - refer
to JBA drawings
Length D1-E:
Bolted mixed species hedgerow

1

Gesyns Cottages

Generally: Most of the vegetation recorded is associated with traditional arable field boundary
hedgerows; in some areas, particularly those adjoining existing residential curtilage, there are
piecemeal plantings of non-native species tree screens, hedges, and domestic trees.

1:1000
20m

L

New Highway access points should be located to minimise the extent of necessary hedge
removal, particularly where they affect bolted hedgerows, or hedgerows with significant trees.
Notwithstanding this, where such works affect hedge sections that are currently intensively
managed, the impact may be satisfactorily minimised, by translocating existing sections and /
or planting new sections of replacement hedgerow.

Removal of trees: The ‘southern’ development areas (i.e. those within site 195) will be served by a
new highway access and it will be necessary to remove part of the existing hedgerow on either side of
the access, to accommodate visibility splays. The ‘northern’ development areas (i.e. those within sites
191 and 192) would potentially be served by three new highway accesses, which similarly would require
the removal of adjacent hedge sections.

Proximity of development to existing trees / hedgerows: The layout of the development proposal
takes account of the constraints and recommendations set out in the previous section and allows
adequate space around retained hedgerows and trees to allow ‘default’ protection measurements to be
implemented as per BS5837: 2012.
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Bolted mixed species hedgerow
with ash
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Recently established mixed native species hedge bodering site access
Dense length of managed roadside hegde, managed at low hight
Hedgerow bordering rear of neighbouring domestic curtilage.
Predominatly lapsed coppice field maple
Bolted hedge, faceed up to approx 3m. Occasional lapsed coppice field
maple and ash forming canopy trees.
Bolted mixed hedgerow faced up to 3m height, with ash trees froming
canopy above.
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Recently planted hathorn hedge on edge of domestic cutilage.
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k1-m Bolted mixed species hedgerow
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Managed hedge on edge of domestic cutilage.
Managed hedge on edge of domestic cutilage.
Dense hedge length, managed at low height
Dense hedge length, managed at low hight
Dense hedge length, managed at low hight
Dense hedge length, managed at low hight
Bolted hedge, faceed up to approx 3m. Occasional lapsed coppice field
maple and ash forming canopy trees.
Bolted hawtorn hedge, faced up to approx 3m. Occasional lapsed-coppice
field maple forming canopy trees.
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d8-d9
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Bolted hawthorn

Bolted hawtorn hedge with occasional lapsed coppice ash and field
maple forming canopy trees.
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40+ B2
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Naturally generated thicket and scrub on site of former windmill

40+ B2

Naturally generated thicket associated with partially filled pit. Includes
areas of partially colapsed crack willow

40+ B2

Small wooded area associated with former pond / pit, bordered by bolted
hedgerows and covered with naturally generated native trees / scrub

40+ B2

NOTES & ABBREVIATIONS:
Age Class: Y (Young) – Les s than 1/3 of life completed, M (Middle Aged) 1/3 - 2/3 of life completed, M (Mature) – more than 2/3 of life completed, OM (Over
Mature) - more than 2/3 of life completed and declining, V (Veteran) – Veteran trees have no precise definition but are trees considered to be of biological
aesthetic or cultural value because of their age.
PhysiologArb / Landscape / Cultural Value: H = High value (A category); M = Moderate value (B Category) L = Low value (C category)
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Bolted hawthorn / mixed hedgerow with stands of multis tem field maple
and occasional ash. Hedge length surrounded by hards tanding, with
large gap at eastern end.
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Length P-Q:
Western red cedar
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The retention of the existing vegetation will help to integrate the development into the landscape and
the proposal includes measures to maintain and further augment the traditional pattern of enclosure.

Hedgerows

General observations

Potential self build
and residential
development
expansion area

8

The hedgerows in question have all been managed at a low height with narrow profiles and whilst their
removal will have an adverse impact, this can be satisfactorily mitigated, within a short time frame, by
establishing new hedge planting behind the splays. The northernmost access (serving site 191) would
also require the removal of some ash trees growing out of the hedge; these are not particularly
substantial trees and are in poor physiological condition, due to Chalara ash die-back. The development
proposal allows provision for extensive new tree and hedge planting and as such, the loss of existing
trees will be more than adequately mitigated.
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4. ARBORICULTURAL IMPLICATIONS & IMPACT ASSESSMENT

TREE SURVEY SCHEDULE
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It is recommended that new canopy trees are allowed to develop by selecting and coppicing
some of the field maple stalls in the hedgerows and allowing them to regenerate as multi-stem
trees. New hedgerow standards should also be introduced, including oak and small-leaf lime
(in lieu of ash). The buffer areas should be locally increased to 10m where new hedgerow
standards are planted, to accommodate future growth.

Length G1-H:
Mixed species hedgerow

N



Buffer spaces are indicated on the drawing; these are based on 5m from the face of hedgerows
and locally increased to 10m adjacent large existing trees. These areas accommodate ‘Root
protection areas’ and future growth.
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Where it is not feasible to form a buffer space to domestic curtilage then development should
be arranged to so that hedgerows are retained within communal / ‘public realm’ frontage areas;
e.g., separated from main plot curtilage by shared private drives. Measures should also be put
in place for ongoing and consistent management, again so the hedgerow is less vulnerable to
piecemeal intervention.
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Ideally allow a buffer space between proposed domestic curtilage and hedgerows, i.e. to
discourage typical piecemeal interventions that occur; e.g. removing sections adjoining
gardens to improve views, or allow planting of evergreen hedges / erection of fences etc. The
buffer space should be wide enough to allow for maintenance access.
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Length E-F:
Hybrid poplar underplanted with
conifers and young native trees

Potential extension
area of future
development land,
located on area of
medium landscape
sensitivity
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The remnant arable field boundary hedgerows are in variable condition and contain only a small number
of hedgerow standard trees; they are nonetheless significant landscape elements within this context
and it is recommended that they be incorporated into the development layout as part of a ‘landscape
framework’ applying the following principles:
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3. CONSTRAINTS
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Boyden End

Age Class

‘C’ Category Trees (Trees of low quality with an estimated remaining life expectancy of at
least 10 years, or young trees with a stem diameter below 150mm): The majority of the nonnative trees recoded in the survey are associated with piecemeal interventions, which are of
no special arboricultural, landscape, or conservation value. Some particularly the larger conifer
and poplar screens have reached a size that they are having an eroding effect on the traditional
appearance of local field enclosures.

Potential extension
area of future
development land,
located on area of
medium landscape
sensitivity

E

‘A’&’B’ Category Trees (Trees of high and moderate quality, with an estimated remaining
life expectancy of at least 40 years and 20 years respectively): The remnant hedgerows are
traditional landscape elements, which contribute to local landscape character, provide
screening, enclosure and wildlife habitat. They are accordingly recorded as ‘A2/3’. or ‘B2/3’
category (High, or moderate, landscape or cultural value). Most of the hedgerow trees are
graded the same as the hedgerows they for part of. The only exceptions are a small number of
trees that are obviously more, or less important than the hedgerow.

Length



Boyden End House

Bro
okf
ield

Potential extension
area of future
development land,
located on area of
medium landscape
sensitivity

Length H1-I:
Bolted mixed species hedgerow

H2

BS5837: 2012 Categorisation: The vegetation was appraised in accordance with BS5837: 2012 and
relevant information salient to the initial development proposal was collected.
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Scrub & thicket
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‘Redundant’ hedgerows: For want of a better term, these are former hedgerows located in
areas where the adjacent land use has changed or fallen into neglect; apparently resulting in
reduction of management interventions. The hedgerows in these areas have bolted and
become fragmented and are now forming fragmented clumps of mostly unmanaged trees and
bushes.

H4-I1:
Leyland cypress hedge,
with remnants of former
native hedgerow
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‘Lightly’ managed hedgerows: These are hedgerows that have a wider, looser profile and have
either not been topped, or have been partially cut, allowing lapsed coppice growth - particularly
ash and field maple – to form multi-stem canopy trees.
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‘Intensively’ managed hedges: These are of low height; most are managed at approx 2m or
lower and have been regularly cut to form dense, even profiles.
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Ash pollard (approx location)

Pond

Length I1-J:
Young mixed native hedge,
with bolted Leyland cypress
and occasional ash trees

Pond

The traditional hedgerows are in variable condition, but can be divided into three broad categories:

40m
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Cherry

Length K-L:
Mixed species hedgerow

Oak

Conifers

J

The hedgerows, with a handful of exceptions, hold a very small stock of ‘hedgerow standard’ trees; i.e.
single-stem canopy trees such as maidens (uncut) trees, or pollards, and given the preceding factors
the survey is referenced to hedge lengths and boundary areas, rather than individual trees; this is also
to ensure they are considered as consistent landscape elements and to encourage their incorporation
into the development proposals as part of an augmented landscape framework that complements and
mitigates the proposed use.

20m

36

Overall, the character of the arable landscape to the north and west of Wickhambrook has been
significantly affected by 20th century field amalgamation / hedgerow loss. Remnant field boundary
hedgerows are generally recognised as a key landscape feature that should be retained / enhanced,
where possible.
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and occasional ash. Hedge length surrounded by hards tanding, with
large gap at eastern end.

40+ B2

b1-c Mixed s pecies hedgerow

M

L

M

M

Dense hedge length, managed at low hight

40+

c-c1

MA

L

L

L

Managed leyland cypress hedge on edge of neighbouring domestic
curtilage.

40+ C2

c1-c2 Immature native hedgerow

Y

L

L

L

Recently established mixed native species hedge bodering highway verge 40+ C2

c3-c4 Immature native hedgerow
c5-d Mixed s pecies hedgerow

Y
M

L
L

L
M

L
M

d1-d2 Bolted mixed species hedgerow

M

L

M

M

d3-d4 Bolted mixed species hedgerow

M

L

M

M

Bolted mixed species hedgerow
with ash

M

L

M

M

Recently established mixed native species hedge bodering site access
Dense length of managed roadside hegde, managed at low hight
Hedgerow bordering rear of neighbouring domestic curtilage.
Predominatly lapsed coppice field maple
Bolted hedge, faceed up to approx 3m. Occasional lapsed coppice field
maple and ash forming canopy trees.
Bolted mixed hedgerow faced up to 3m height, with ash trees froming
canopy above.
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4. ARBORICULTURAL IMPLICATIONS & IMPACT ASSESSMENT
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New Highway access points should be located to minimise the extent of necessary hedge
removal, particularly where they affect bolted hedgerows, or hedgerows with significant trees.
Notwithstanding this, where such works affect hedge sections that are currently intensively
managed, the impact may be satisfactorily minimised, by translocating existing sections and /
or planting new sections of replacement hedgerow.
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Bolted mixed species hedgerow

Managed hedge on edge of domestic cutilage.
Managed hedge on edge of domestic cutilage.
Dense hedge length, managed at low height
Dense hedge length, managed at low hight
Dense hedge length, managed at low hight
Dense hedge length, managed at low hight
Bolted hedge, faceed up to approx 3m. Occasional lapsed coppice field
maple and ash forming canopy trees.
Bolted hawtorn hedge, faced up to approx 3m. Occasional lapsed-coppice
field maple forming canopy trees.
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Where it is not feasible to form a buffer space to domestic curtilage then development should
be arranged to so that hedgerows are retained within communal / ‘public realm’ frontage areas;
e.g., separated from main plot curtilage by shared private drives. Measures should also be put
in place for ongoing and consistent management, again so the hedgerow is less vulnerable to
piecemeal intervention.
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Length d7-d8
Western red cedar
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Ideally allow a buffer space between proposed domestic curtilage and hedgerows, i.e. to
discourage typical piecemeal interventions that occur; e.g. removing sections adjoining
gardens to improve views, or allow planting of evergreen hedges / erection of fences etc. The
buffer space should be wide enough to allow for maintenance access.
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The remnant arable field boundary hedgerows are in variable condition and contain only a small number
of hedgerow standard trees; they are nonetheless significant landscape elements within this context
and it is recommended that they be incorporated into the development layout as part of a ‘landscape
framework’ applying the following principles:
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‘C’ Category Trees (Trees of low quality with an estimated remaining life expectancy of at
least 10 years, or young trees with a stem diameter below 150mm): The majority of the nonnative trees recoded in the survey are associated with piecemeal interventions, which are of
no special arboricultural, landscape, or conservation value. Some particularly the larger conifer
and poplar screens have reached a size that they are having an eroding effect on the traditional
appearance of local field enclosures.
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NOTES & ABBREVIATIONS:
Age Class: Y (Young) – Les s than 1/3 of life completed, M (Middle Aged) 1/3 - 2/3 of life completed, M (Mature) – more than 2/3 of life completed, OM (Over
Mature) - more than 2/3 of life completed and declining, V (Veteran) – Veteran trees have no precise definition but are trees considered to be of biological
aesthetic or cultural value because of their age.
PhysiologArb / Landscape / Cultural Value: H = High value (A category); M = Moderate value (B Category) L = Low value (C category)
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‘A’&’B’ Category Trees (Trees of high and moderate quality, with an estimated remaining
life expectancy of at least 40 years and 20 years respectively): The remnant hedgerows are
traditional landscape elements, which contribute to local landscape character, provide
screening, enclosure and wildlife habitat. They are accordingly recorded as ‘A2/3’. or ‘B2/3’
category (High, or moderate, landscape or cultural value). Most of the hedgerow trees are
graded the same as the hedgerows they for part of. The only exceptions are a small number of
trees that are obviously more, or less important than the hedgerow.
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Length b1-b2:
Bolted mixed species hedgerow

Recently planted hathorn hedge on edge of domestic cutilage.
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‘Redundant’ hedgerows: For want of a better term, these are former hedgerows located in
areas where the adjacent land use has changed or fallen into neglect; apparently resulting in
reduction of management interventions. The hedgerows in these areas have bolted and
become fragmented and are now forming fragmented clumps of mostly unmanaged trees and
bushes.
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BS5837: 2012 Categorisation: The vegetation was appraised in accordance with BS5837: 2012 and
relevant information salient to the initial development proposal was collected.
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Length c5-d:
Mixed species hedgerow

‘Lightly’ managed hedgerows: These are hedgerows that have a wider, looser profile and have
either not been topped, or have been partially cut, allowing lapsed coppice growth - particularly
ash and field maple – to form multi-stem canopy trees.

It is recommended that new canopy trees are allowed to develop by selecting and coppicing
some of the field maple stalls in the hedgerows and allowing them to regenerate as multi-stem
trees. New hedgerow standards should also be introduced, including oak and small-leaf lime
(in lieu of ash). The buffer areas should be locally increased to 10m where new hedgerow
standards are planted, to accommodate future growth.
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Length b1-c:
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‘Intensively’ managed hedges: These are of low height; most are managed at approx 2m or
lower and have been regularly cut to form dense, even profiles.
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The traditional hedgerows are in variable condition, but can be divided into three broad categories:

Buffer spaces are indicated on the drawing; these are based on 5m from the face of hedgerows
and locally increased to 10m adjacent large existing trees. These areas accommodate ‘Root
protection areas’ and future growth.
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Location of future expansion area for ET Claydon
business (building locations shown indicatively)

The hedgerows, with a handful of exceptions, hold a very small stock of ‘hedgerow standard’ trees; i.e.
single-stem canopy trees such as maidens (uncut) trees, or pollards, and given the preceding factors
the survey is referenced to hedge lengths and boundary areas, rather than individual trees; this is also
to ensure they are considered as consistent landscape elements and to encourage their incorporation
into the development proposals as part of an augmented landscape framework that complements and
mitigates the proposed use.
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Overall, the character of the arable landscape to the north and west of Wickhambrook has been
significantly affected by 20th century field amalgamation / hedgerow loss. Remnant field boundary
hedgerows are generally recognised as a key landscape feature that should be retained / enhanced,
where possible.
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Length c-c1:
Leyland cypress

Generally: Most of the vegetation recorded is associated with traditional arable field boundary
hedgerows; in some areas, particularly those adjoining existing residential curtilage, there are
piecemeal plantings of non-native species tree screens, hedges, and domestic trees.
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Length c3-c4:
Immature native hedgerow

2. TREE SURVEY



Length c1-c2:
Immature native hedgerow

c1

3. Site 195 borders the south-west edge of the existing settlement and comprises three arable
fields and the Claydon Drills site. The land is bordered to the east and south by public highway,
punctuated by three small clusters of existing settlement. To the north and north-west, the site
adjoins open arable land and to the south-west, the grounds of Gaines Hall.
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Areas proposed
for buffer /
screen planting

2. Site 192 is a small, regular shaped field adjacent to site 191; the two are separated by Back
Lane, which borders the north-east edge of this site. To the east the land is adjoined by
residential settlement associated with Boyden Close, to the south-west by the B1063 / Bunters
Road and to the east by a field that is in non-arable use.



a-b

c3

1. Site 191 comprises an irregularly shaped field that adjoins the northern edge of the existing
settlement; in general terms the land is bordered by arable land to the north and by a mixture
of public highway and neighbouring domestic curtilage to the south. The west and eastern
edges of the site are shorter and adjoin a mix of agricultural land and domestic curtilage.
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12

The Sites: The three sites comprise areas of mostly arable farmland and are identified on the West
Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA) map:
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4

Former field boundary hedgerows reinstated
with development area contained within boundary

45

Background: LSDP were appointed to prepare an Arboricultural Survey & Report to inform the design
process and satisfy Local Authority requirements in respect to preliminary development proposals for
three sites in Wickhambrook. The report is based on survey information collected in August 2020.

General observations
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Removal of trees: The ‘southern’ development areas (i.e. those within site 195) will be served by a
new highway access and it will be necessary to remove part of the existing hedgerow on either side of
the access, to accommodate visibility splays. The ‘northern’ development areas (i.e. those within sites
191 and 192) would potentially be served by three new highway accesses, which similarly would require
the removal of adjacent hedge sections.
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Length f1-g:
Mixed species hedgerow

Ash

The hedgerows in question have all been managed at a low height with narrow profiles and whilst their
removal will have an adverse impact, this can be satisfactorily mitigated, within a short time frame, by
establishing new hedge planting behind the splays. The northernmost access (serving site 191) would
also require the removal of some ash trees growing out of the hedge; these are not particularly
substantial trees and are in poor physiological condition, due to Chalara ash die-back. The development
proposal allows provision for extensive new tree and hedge planting and as such, the loss of existing
trees will be more than adequately mitigated.
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Proximity of development to existing trees / hedgerows: The layout of the development proposal
takes account of the constraints and recommendations set out in the previous section and allows
adequate space around retained hedgerows and trees to allow ‘default’ protection measurements to be
implemented as per BS5837: 2012.
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The retention of the existing vegetation will help to integrate the development into the landscape and
the proposal includes measures to maintain and further augment the traditional pattern of enclosure.
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Disclaimer
This report is prepared by Bright Green Environmental for the sole and exclusive use of E.T. Claydon and
Sons, in response to their particular instructions. No liability is accepted for any costs, claims or losses arising
from the use of this report or any part thereof for any purpose other than that for which it was specifically
prepared or by any other party other than E.T. Claydon and Sons. No information provided in this report can
be considered to be legal advice.
The findings of this report are based on the findings of the surveys carried out by Bright Green Environmental
as stated and do not prove or disprove the absence or presence of any protected species. Bright Green
Environmental cannot be held liable in any way for any legal actions brought against the landowner or
developer in connection with this report.
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1

Summary

Site:

Land at Wickhambrook, Wickhambrook, Suffolk

Report Commissioned by:

E.T. Claydon and Sons

Date of Phase 1 Habitat Survey:

12th August 2020 and 18th September 2020

Considerations

Description

Timings and potential impacts

Statutory wildlife sites:

Cavendish Woods SSSI approximately
1.4km south

No impacts are predicted

Non-statutory sites within 2km:

None known

Phase 2 surveys:

Great Crested Newts

Commuting and foraging bats.

Reptiles and Amphibians
Precautionary methods:

Habitat types:

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH

No impacts are predicted
eDNA tests of adjacent ponds
undertaken April 2019.
Negative results
No direct lighting (during or postconstruction) to the retained mature
trees, new planted trees, boundary
vegetation, ditches or ponds.
Maintaining existing short sward and 2
stage strimming of any longer
vegetation.

Badgers, hedgehogs and other nocturnal
animals.

Escape planks to be secured within any
deep holes or foundations.

Nesting Birds

The removal of the ash tree should be
carried out outside of the bird breeding
season (March to August inclusive), or a
pre works breeding bird assessment
should be undertaken.

Vegetation within the application site comprised of improved grassland, ruderal,
trees and outside of the side but immediately adjacent is a dry field ditch,
hedgerow, and mature trees.
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2

Introduction

2.1 Background
Bright Green Environmental was instructed by Rapleys LLP, on behalf of E.T. Claydon and Sons, to undertake
a preliminary appraisal of ecological matters in relation to the proposed development of three agricultural
land parcels considered within the West Suffolk Strategic Housing and Economic Land Availability
Assessment (SHELAA) - WS191, WS192 and WS195 (referred to collectively as ‘the Site’).
The report has been prepared to support the representations to the Regulation 18 ‘Issues and Options’ West
Suffolk Local Plan consultation, and provide a vision as to how the Site could come forwards.
This report details the findings of an Extended Phase 1 Habitat Survey to identify the potential for presence
of species protected under European Legislation (Conservation of Habitats and Species Regulations 2017, as
amended), UK legislation (Wildlife and Countryside Act 1981; Protection of Badgers Act 1992), and other
priority species and habitats which are a consideration under the National Planning Policy Framework
(NPPF). Where best practice guidelines exist, these have been used to assess the likelihood that individual
species will be present, for example Bat Surveys: Good Practice Guidelines (BCT 2016) and Habitat Suitability
Index for Great Crested Newt (Oldham et al, 2000).
The Natural Environment and Rural Communities (NERC) Act 2006, under Section 41, lists Species of Principal
Importance for Conservation of biodiversity in England (SPIE species). Protected and UK SPIE species are a
material consideration for individual planning consents under the NPPF, which promotes the enhancement
of natural and local environments through planning, and encourages a move towards achieving net gains for
biodiversity where possible (DCLG, 2019).

2.2 Proposed Development
The area (approximately 25.4ha) is a number of agricultural fields, irregular in shape and comprises three
principal areas around the village of Wickhambrook. The proposed sites are identified as WS191, WS192 and
WS195 which are separated by Back Lane and the B1063 respectively. The Site comprises a number of
agricultural fields, as well as the Claydon Yield-o-Meter business which comprises a number of agricultural
buildings, workshops and Nissen huts.
The three sites will comprise of residential, flexible office space and employment uses. The development
proposals for each site are detailed on the submitted concept plans (figure 2.1 and 2.2 below) and is
summarised as follows:
WS195 proposes an area for development comprising potential employment uses including start up units
for local business and flexible office space for community use as well as the potential of a community hub
which would include a gym, café and creche. Within WS195 there is also potential for the expansion of the
existing commercial buildings. Additionally, much of the site would be retained as open space and
agricultural use and buffer planting would be implemented to protect the views to the village.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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WS192 proposes an area for residential development of up to 50 units along with proposed vegetation
planting and areas of open space. This open space is located along the eastern boundary of the site and
would serve as a linear park between the site frontages of the dwellings.
WS191 proposes an area for self- build residential development along the site frontage on Back Lane. The
middle of the site would be retained open land to ensure no impact on coalescence between Wickhambrook
and Boyden End to the north and to maintain the rural character of the village.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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Figure 2.1

Proposed layout of development at WS191 and WS192.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
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Figure 2.2

Proposed layout of development at WS195.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH

Page 8 of 33

17364 Preliminary Ecological Appraisal
Three Sites at Wickhambrook, WS191, WS192, WS195, Wickhambrook, Suffolk

2.3 Scope of Survey
The Preliminary Ecological Appraisal is based on two site surveys, and provides an overview of the likelihood
of protected species occurring on the site as outlined in Figure 2.1. Where no evidence is found, this does
not mean that species are not present, or using the site. Further surveys are only recommended if there is a
significant likelihood that protected species may be present and impacted by the proposed development,
based on the suitability of the habitat and any direct evidence.
The Preliminary Ecological Appraisal does not constitute a full botanical survey or a detailed Phase 2 survey
for protected or notable species.
The protected species assessment provides a preliminary view of the likelihood of protected species
occurring on the site, based on the suitability of the habitat and any direct evidence on the site. It should not
be taken as providing a full and definitive survey of any protected species group. It is only valid at the time
the survey was carried out. Additional surveys may be recommended if, based on the preliminary assessment
or during subsequent surveys, it is considered reasonably likely that other protected species may be present.
It also benefits from a review of previous ecological survey reports in relation to an earlier application for a
new building at the Gains Hall (WS195) as detailed in reports Proposed expansion of Claydon Yieldometer
Ltd. Gaines Hall, Wickhambrook, Suffolk, Ecological Appraisal July 2013 and Addendum August 2014, Mill
House Ecology.
In the assessment impacts the report draws upon the Proposed Concept Plans by Carter Jonas and the
proposed Landscape and Green Infrastructure Strategy Plan produced by James Blake Associates.
Figure 2.1 Site location plan and study area

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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3

Survey Methodology

3.1 Habitat Survey
The survey involved a two site survey visits to record and map habitat types and ecological features on the
site. The survey was undertaken in accordance with Guidelines for Preliminary Ecological Assessment
produced by the Chartered Institute of Ecology and Environmental Management (CIEEM, 2012), and the
general principles and methods outlined in the Handbook for Phase 1 Habitat Survey (JNCC 2010). Features
of interest were identified as target notes and included with photographs in Table 4.1 and represented on
the Phase I Habitat Plans in Appendix C.
The potential for presence of protected species was assessed as follows:
Amphibians - Known ponds within 250m of the site (unless ecologically separated by significant barriers)
were assessed for potential to support breeding protected amphibians, such as great crested newts or toads.
Bats - Trees within, and adjacent to, the site boundary were assessed from the ground for potential to
support roosting bats. The buildings were surveyed externally for their potential to support roosting bats.
Habitat was also assessed for foraging and commuting potential, aided by aerial photographs of the
surrounding landscape.
Dormice - Any scrub or woodland areas were assessed for potential to support dormice: Good understorey/shrub layer, arboreal connectivity, and a range of food sources throughout the active dormouse
season.
Reptiles - The presence of suitable reptile habitat was assessed according to the criteria described in the
Herpetofauna Workers’ Manual (Gent and Gibson 1998) and Froglife guidelines (Froglife 1999).
Invertebrates - The site was surveyed for high quality aquatic, dead-wood or other habitats which could be
used by significant assemblages of invertebrates.
Flora and habitats - Habitats and dominant plant species which were identifiable at the time of the survey
were recorded, including Wildlife and Countryside Act Schedule 9 invasive plant species, such as Japanese
knotweed Fallopia japonica and giant hogweed Heracleum mantegazzianum.
Badgers - A visual assessment for setts, hair, latrines, prints, foraging disturbance or other signs of badgers
was undertaken within, and directly adjacent to, the site boundary.
Birds - A visual survey of bird activity and suitable nesting habitat was carried out, to determine if any areas
would be suitable for WCA Schedule 1 birds, Birds of Conservation Concern (BoCC), SPIE or other common
and widespread nesting birds.
Adjacent habitat - Aerial photographs, maps and field observation were used to identify habitats in the wider
landscape which could be impacted by development of the site.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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3.2 Desk Study
3.2.1 Protected Species within 2km.
The previous ecology report included a data search with Suffolk Biodiversity Records Centre in 2013 which
is considered appropriate for use at this promotion stage of the proposed development.
In addition the Multi-Agency Geographic Information for the Countryside (MAGIC) was accessed on 12th
August 2020, to identify the presence bat and great crested newt license records within a 2km radius.
3.2.2 Statutory and Non-Statutory Designated Sites within 2km.
The previous ecology report included a data search with Suffolk Biodiversity Records Centre in 2013 which
is considered appropriate for use at this promotion stage of the proposed development. In addition the
Multi-Agency Geographic Information for the Countryside (MAGIC) was accessed on 12th August 2020, to
identify the presence of statutory and non-statutory designated sites within a 2km radius.
3.2.3 Priority Habitats within 2km.
The Multi-Agency Geographic Information for the Countryside (MAGIC) was accessed on 12th August 2020,
to identify the presence of priority habitats within a 2km radius.

3.3 Surveyor Details
The site survey was undertaken by Tony Hargreaves BSc (Hons) AIEMA Ecologist at Bright Green
Environmental, on 12th August 2020 and 18th September 2020. During the surveys, the temperature was
warm and dry, there was a light breeze (Beaufort scale 1-2), with largely clear skies and good visibility.
The surveyor is an associate member of the Chartered Institute of Environmental Management and
Assessment (AIEMA) and subject to the IEMA Professional Code of Conduct and licensed by Natural England
to survey for bats (2016-20863-CLS) and great crested newts (2016-23214-CLS). He has extensive experience
in undertaking various ecological surveys on behalf of public and private sector clients, throughout the UK.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
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4 Results and Discussion
4.1 Site and Habitat Description
The Site is located within the village of Wickhambrook. As detailed earlier the Site is approximately 25.4ha
and is irregular in shape and comprises of 3 separate areas identified as Parcels WS191, WS192 and WS195,
which are separated by Back Lane and the B1063 respectively.
All three parcels directly abut the existing settlement boundary of Wickhambrook. The land use of the Site
is predominantly arable, set across regular field enclosures which become slightly smaller in scale in close
proximity to the settlement edge. In the wider landscape, arable land continues to dominate, with some
small areas of woodland present.
Vegetation on the Site is largely limited to arable land use; field enclosures are defined to a degree by
hedgerows and tree belts however these are fragmented in places, with some of the fields subject to postwar intensification and hedgerow removal. In the wider landscape field boundaries are defined by mature
and continuous hedgerow and also by linear belts of trees and woodland.
WS191
The northern parcel, which extends to approximately 9.1ha comprises entirely agricultural land, is under
arable cultivation. It extends from Boyden End in the north west to Wickhambrook to the south east.
Vegetation is largely limited to the site boundaries with a mixed species native hedgerow along the southern
boundary of this parcel comprises species such as Cornus sanguinea, Corylus avellana, Crateagus monogyna,
Prunus spinosa and Quercus robur. The northern, eastern and western boundaries are defined by mixed
species tree belts, comprising Quercus robur amongst other species. None of this existing vegetation is
subject to Tree Preservation Orders (TPOs). There is very limited field margins between the arable cultivation
and the hedgerows of approximately 2m.
Further residential development lies adjacent to the south-eastern corner of the parcel. The dwellings are
predominantly two storeys in height and set back into the plot with small back gardens. The boundary
treatments of these existing dwellings are low timber post and rail fencing.
Some overhead telegraph wires cross the parcel, with some poles within the parcel boundary.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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Figure 4.1 view across WS191 from west to east towards Wickhambrook.

WS192
WS192 sits in the middle of the sites and extends to approximately 1.3ha comprises wholly agricultural land.
The boundaries are defined by a small area of amenity grass off Boyden Close to the east, the B1063 to the
south and Back Lane to the north. The northern, western and southern boundaries are defined by mixedspecies boundary hedgerows dominated by Acer campestre, Carpinus betulus, Cornus sanguinea, Corylus
avellana and Ilex aquifolium. The hedgerows are generally in combination with a dry field ditch. There is very
limited field margins between the arable cultivation and the hedgerows of approximately 2m.
Figure 4.2 view across WS192 from north to south with adjacent residential properties in Boyden Close.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
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WS195
The southern parcel comprises land to the east of Gaines Hall and extends to approximately 15ha. The parcel
encompasses a number of existing agricultural buildings, workshops and Nissen huts as well as areas of
hardstanding for storage and parking. It is made up of a number of smaller arable fields which are divided
by trees and hedgerows, dominated by English Elm (Ulmus procera). The hedgerows are generally in
combination with a dry field ditch. There is very limited field margins between the arable cultivation and the
hedgerows of approximately 2m.
There is an area of improved grassland to the south of the farm yard extending eastwards to a woodland
copse. Some of the arable area to the east of the site is down to wild bird/game cover.
WS195 has planning permission for the erection of 1 no. new weld shop building, 1 no. new assembly and
office building, extension to existing assembly building to provide office space (following the demolition of
5 no. existing buildings) and provision of additional hard surfacing, vehicle parking and comprehensive
landscaping scheme as detailed in DC12 0579FUL for which the previous ecology surveys were undertaken.
Figure 4.3 view across WS195 from existing site access towards Gains Hall.

Extra Parcel immediately north of WS195
This parcel encompasses arable land immediately north of parcel WS195, north of the existing access road
and is seen as potential future expansion and employment for Claydon farm business, and would utilise the
existing access of Bunters Road, B1063. The site is open to the north and west onto adjoining arable land
and enclosed by the B1063 to the east and the existing site access driveway to the south which has a section
of establishing native species hedgerow. The hedgerows are generally in combination with a dry field ditch.
There is very limited field margins between the arable cultivation and the hedgerows of approximately 2m.
Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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Figure 4.4 view across site from B1063 towards Gains Hall

Bright Green Environmental Consultancy Ltd.
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4.2 Target Notes
Target notes from the survey are detailed in Table 4.1 below and on the Phase I Habitat Map in Appendix
C.
Table 4.1: Target notes and accompanying photos

Target note

Habitat Description

1

The field boundaries of hedgerows and trees
present good habitat for foraging, nesting and
roosting for birds and bats. There are a
number of mature trees that are of an age to
present suitable cavities that may be used for
roosting bats. They also form linear features
within the landscape that would be used for
commuting.

2

Mature oak within the hedgerow to the east
of the existing business site within WS195. It
has a number of cavities that present suitable
roosting opportunities for bats.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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Target note

Habitat Description

3

There are several timber framed and
weatherboarded barns to the south of the
existing business site within WS195 presents
access and roosting opportunities for bats.
These are considered to present low roost
suitability.

4

To the south of the existing business site
within WS195 there is a pond (P1)that
receives run off and surface water. There is
extensive pond weed and is considered to
present poor habitat suitability for GCN. It is
surrounded by the active farm yard area
which does not present suitable terrestrial
habitat. No GCN were identified in 2014
surveys however 11 smooth newts (9 female
2 male) were identified.

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH
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Target note

Habitat Description

5

Within the mature residential garden of Gains
Hall farmhouse is a small pond (P2) which
presents good habitat suitability. A small
population of GCNs (maximum 2 female s
during visit 1, 30/07/14) were recorded
within pond P2 during the 2014 surveys. A
maximum count of 7 adult (5 females 2
males) smooth newts was observed. Three
adult common frogs were observed with
several (7) well developed frog tadpoles.

6

7

Photo

There is a larger pond (P3) just to the south
west of Gains Hall Farmhouse which appears
to have become more established with
aquatic plants since the 2014 surveys. Which
has good water levels and submerged aquatic
plants including watercress, water mint and
bureed, although does have a large fish and
waterfowl population. It is considered to
offer poor habitat suitability for Great Crested
Newts. However given the tussocky grass
surrounding it and the adjacent hedgerow
linking to the garden pond and the extensive
vegetation growth that is likely to provide
some refuge to amphibians it is considered
likely to support GCN.

There is an area of ruderal grassland to the
south of the farm yard extending east, which
is allowed to become long with occasional
ruderal species which provides suitable
habitat for a range of species including
amphibians.
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Target note

8

Habitat Description

Photo

There is an area of ruderal and scrub
vegetation immediately adjacent to the south
of WS191 within a small enclosed field parcel.
Although
outside
of the
proposed
development area it is notable for its habitat
suitability for a range of species.
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4.3 Desk Study
4.3.1 Statutory Designated Sites within 2km
There are no known statutory conservation sites within 2km of the site.
4.3.2 Non-Statutory Designated Sites within 2km
There no known non-statutory conservation sites within 2km of the site.
4.3.3 Habitat types within 2km
The surrounding habitat of the site is predominantly intensive arable farming. There are areas of woodland
including semi natural and ancient woodland, wood pasture and parkland, and good quality semi-improved
grassland.
4.3.4 Protected, Priority, Rare Species within 2km
There are known records of protected species within 2km of the site. The data search provided by the
SBRC identified the following records within 2km of the proposed development site:
Amphibians: No amphibian records exist for the 2km search area around the proposed development site.
Bats: Brown long-eared (Plecotus auritus), common pipistrelle (Pipistrellus pipistrellus) and serotine
(Eptesicus serotinus) records exist for Wickhambrook.
Badger: A single record (corpse) exists for Wickhambrook (TL752537).
Common reptiles: No reptile records exist for the 2km search area around the proposed development site.
Invertebrates: No stag beetle records exist for the 2km search area around the proposed development site.
Schedule 1/notable bird species: Numerous Schedule 1 (e.g. barn owl) and notable bird species have been
recorded from the search area including osprey (Pandion haliaetus) recorded on passage, though none have
been recorded from the application site.

4.4 Potential for Protected Species and Potential Impacts of the Scheme
The site was assessed to identify whether proposed works within the site boundary could impact on
protected or locally rare species, either on the site or within the local area.
4.4.1 Habitats and Species
No protected, BAP, SPIE or locally important plant species were recorded at the site during the survey, which
was carried out at an optimal time of year for botanical surveys.
Arable - Vegetation within the application site comprised predominantly of arable fields.
Improved Grassland - Very limited areas of improved grassland around field margins extending to
approximately 2m in the most part, with a small area of ruderal grassland to the south of the farm yard
extending eastwards. The species present scentless mayweed, smooth sow-thistle, creeping thistle (Cirsium
arvense), field horsetail (Equisetum arvense), wild poppy, cock’s-foot, false oat-grass, creeping buttercup,
bristly oxtongue, curled dock (Rumex crispus), broad-leaved dock, annual meadow grass (Poa annua), fathen, sterile brome, red dead-nettle (Lamium purpureum), wild carrot (Daucus carota), ribwort plantain
(Plantago lanceolata), red bartsia (Odontites vernus), soft brome, Yorkshire fog (Holcus lanatus), dandelion
(Taraxacum officinale agg) and common plantain (P. major).
Bright Green Environmental Consultancy Ltd.
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Hedgerows – There are mature native species hedgerows around the majority of field boundaries. The
species present include hazel (Corylus avellana), field maple (Acer campestre), hawthorn (Crataegus
monogyna), blackthorn (Prunus spinosa), common dogwood and dog rose (Rosa canina). Some oak (Quercus
robur), ash (Fraxinus excelsior), field maple, elm (Ulmus procera).
Mature Trees – There are mature trees within the field boundaries. The species present include oak, field
maple, ash, elm, hawthorn, leylandii, cherry.
Woodland – There are 2 small areas of woodland which have established around former pits and field
corners of WS195. The species present include oak, ash, willow, hawthorn and blackthorn.
Ruderal – Immediately adjacent to WS191 there is a small enclosed field parcel of ruderal habitat. The
species present is dominated by creeping spear thistle, stinging nettle, broad-leaved dock, bristly oxtongue,
elder, hawthorn.
Ponds – There are three ponds within WS195. The aquatic species present include curled pondweed
Potamogeton crispus, Canadian pondweed Elodea canadensis, duckweed, Lemna sp.
Dry Field Ditches – There are field ditches running in combination with the hedgerows around many of the
field boundaries. There was no evident aquatic vegetation, but a continuation of the terrestrial improved
grass species of the field margins.
No further surveys necessary.
4.4.2 Bats
There are known records of several species of bats within 2km of the site.
4.4.2.1 Roosting Bats - trees
A number of the mature trees within the hedgerows were considered to offer suitable roosting opportunities
for bats. Although the proposals seek to retain all trees and boundary features on the site. So no further
assessment is considered necessary at this stage, should any mature tree removal become necessary further
bat roost assessment of individual trees will be necessary.
4.4.2.2 Roosting Bats - buildings
No buildings are to be affected by the proposed development. However there are two timber frame
buildings within the existing farm yard that are considered to present suitable roost opportunities for bats.
These are both considered to be in a poor state of repair that could potentially be repaired and
refurbished, and measures incorporated to provide enhanced roosting habitat for bats.
4.4.2.3 Foraging and Commuting Bats
The site boundary features which include mature native species hedgerows and mature boundary trees form
linear features that are likely to support high levels of insects and so present suitable foraging habitat and
connectivity to the wider landscape.
The open arable fields are likely to offer some limited foraging opportunity for bat species that feed in open
areas such as common and soprano pipistrelle and noctules.
The proposed development will have a limited impact upon the site’s suitability for bats as no boundary
features are being removed other than a small section for the establishment new access ways, for which
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replacement planting is proposed. The development of arable fields will comprise of a comprehensive
landscaping scheme for the respective proposed mixed-use development.
It is proposed that lighting precautions during and post-construction should be implemented, as detailed in
Section 5, to enable any bats to continue to use the site and its boundaries.
There is opportunity to improve the foraging and commuting potential of boundary features through the
proposed enhancement of existing boundary hedgerows, establishing new hedgerows and woodland such
as around the additional area to the north of WS195, and buffering of these features from development to
increase the width of these ecological corridors. The proposed tree and native hedgerow planting and open
grass areas will provide additional foraging habitat and improved connectivity.
No further surveys necessary.
4.4.3 Reptiles
There no known records of common reptiles’ species in the local area.
The site offers very limited opportunity for reptiles, predominantly within denser grass sward areas along
the boundary hedgerows, areas of improved grass and the area of ruderal/scrub vegetation, these are not
connected to other suitable habitats and the disturbance and risk of predation from domestic cats within
such close proximity to residential dwellings is likely to deter them. The arable fields present limited
opportunity due to the regular disturbance, although there are suitable basking opportunities presented by
the bare ground wheeling’s and stubbles.
The area of ruderal grassland where the new pond is proposed provides suitable foraging habitat, whilst
some stored bricks etc. provide potential hibernacula. The ground where the pond is proposed is heavily
compacted and is considered unsuitable for reptiles for seeking refuge when not foraging or basking. Given
the agricultural landscape, grass snakes are the species most likely to be present, with potential foraging for
amphibians, wildfowl eggs and chicks, small fish associated with the ponds in WS195.
Given the scale of the development being concentrated within the arable field areas and the limited
presence of habitats on site that could support reptile populations it is considered the general precautions
should be followed during construction as detailed in Section 5, to ensure that any potential for harm to
reptiles is avoided.
There is opportunity to improve the habitat for reptiles through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors. The proposed tree and native hedgerow planting and open grass areas will provide additional
foraging habitat and improved connectivity.
No further surveys necessary.
4.4.4 Amphibians
There are 3 ponds within WS195 to the south if the existing farm yard area, these are referenced herein as
Ponds 1, 2 & 3 as per the earlier ecology survey of the site for ease of comparison. The earlier report carried
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out habitat suitability indexing scoring of the ponds as follows Pond 1 scored HSI of 0.22 indicating poor
habitat suitability; Pond 2 scored HSI of 0.78 indicating good habitat suitability and Pond 3 scored HSI of
0.48 indicating poor habitat suitability. Two of these Pond 1 and Pond 2 were surveyed for great crested
newts in 2014. A small population of GCNs (maximum 2 female s during visit 1, 30/07/14) were recorded
within pond P2. A maximum count of 7 adult (5 females 2 males) smooth newts was observed. Three adult
common frogs were observed with several (7) well developed frog tadpoles. In Pond 1 no GCN were
identified during surveys however 11 smooth newts (9 female 2 male) were identified. Given the ponds close
proximity to one another, and the increased vegetation levels in Pond 3 now it has become further
established it is assumed that all three ponds may support GCN, and the small population be counted as one
at the site.
The site offers suitable terrestrial habitat for amphibians in the immediate vicinity of the ponds. The core
area for amphibians around a pond is generally considered to be 100m, within this radius their suitable
habitat in the residential garden, improved grassland around pond 3, the hedgerow and tree line to the west
of the site, hedgerows to the south and east, and the denser ruderal grass sward area that extends eastwards
where the new pond is proposed as part of the existing planning permission landscape scheme.
The existing ponds will not be physically disturbed as a result of the proposed development. Good practice
working methods are proposed and recommendations that would ensure no adverse impacts occur during
the construction phase on amphibians utilising terrestrial habitats, e.g. when moving to breeding ponds in
the spring. The proposed new pond and landscaping of the site will provide significant biodiversity benefits
for amphibians.
General precautions should be carried out, as detailed in Section 5, to ensure that any potential for harm to
other amphibians is avoided, during the construction phase.
There is opportunity to improve the habitat for amphibians through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors. The proposed tree and native hedgerow planting and open grass areas will provide additional
foraging habitat and improved connectivity. As the proposed design develops there is potential to increase
the number of ponds that would support breeding amphibians.
No further surveys necessary.
4.4.5 Water Vole
There are no suitable habitats on or adjacent to the site for water voles, the dry field ditches around field
boundaries are not suitable nor are the ponds.
No further surveys necessary.
4.4.6 Birds
There are significant records of priority bird species within 2km of the site associated with the agricultural
landscape. The previous surveys in 2014 identified yellow hammers, wood pigeons, gold finches and
common whitethroat on the WS195 site. During the 2020 survey a pair of buzzards were identified in trees
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to the northern boundary of WS191 and swifts seen foraging over the stubbles. Through personal
observation by Jeff Claydon (applicant) there are known grey partridges on the farm, there are also skylarks
although none have been observed nesting on the fields proposed for development, they are known to nest
on stubbles on large open field parcels to the west of the site away from Wickhambrook.
The site provides nesting and foraging habitat for birds in the trees and boundary hedges, the grassland
habitat presents some foraging opportunity. The arable fields themselves present suitable foraging
opportunities for a range of species. However they are not considered to present suitable ground nesting
habitat due to a number of factors that are likely to deter nesting birds. The fields proposed for development
are all surrounded by mature trees, buildings or telegraph cables which present suitable predator perches.
They are also in close proximity to residential and commercial development which is considered to present
disturbance and increase risk of predation by domestic cats.
The proposed development will have a limited impact upon the sites value for birds as no boundary features
are being removed other than limited removal for the access. Therefore, it is considered that birds use of
the site and boundary features will not be adversely affected by the proposals.
However, any clearance of vegetation as outlined above must be undertaken outside of the breeding bird
season (March to August inclusive). Should it be considered necessary to commence works during this
period, precautionary measures are recommended in advance of the proposed development to maintain
areas to be affected through regular cutting to discourage any nesting activity.
There is opportunity to improve the habitat for birds through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors. The proposed tree and native hedgerow planting and open grass areas will provide additional
foraging and nesting habitat and improved connectivity, for priority species such as Grey Partridge.
No further surveys necessary.
4.4.7 Badger and Fox
No signs of badgers of foxes were identified during the survey. The closest badger sett known to exist is to
the south of the application site at Attleton Green (Jeff Claydon pers obs.) the proposed development will
not significantly affect availability of foraging habitat.
Precautions should be carried out, as detailed in Section 5, to ensure that foxes and other nocturnal
mammals are not harmed during the construction phase (foxes are protected under the Wild Mammals
Protection Act, 1996).
No further surveys necessary.
4.4.8 Dormice
The site is not considered suitable for dormice, due to the lack of a dense hedgerows or woodland habitat.
All hedgerows and trees will be retained, apart from a small amount of removal to achieve suitable access.
No further surveys necessary.
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4.4.9 Hedgehogs or Other Protected, BAP or Rare Species
The site had potential to be used by hedgehogs particularly to the boundary hedges, the field margin and
ditches. No direct or indirect impact is likely if precautions recommended for other nocturnal mammals are
followed.
Should any hedgehogs be discovered works should cease and the individual allowed to disperse of its own
accord. Any individuals in immediate harm should be moved by hand and placed in a suitably sheltered
undisturbed safe position. If there are any concerns during the project the Ecological Clerk of Works (ECoW)
should be called for guidance.
There is opportunity to improve the habitat for hedgehogs through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors.
Any fencing used at the site should include hedgehog links: Gaps (10cm x 10cm) every 2m along the base of
the fence which would allow hedgehogs and other wildlife to move between the site and habitats beyond.
No further surveys are recommended.
4.4.10 Invertebrates
The site is considered likely to support common and widespread invertebrate species typical of the habitats
present.
No further surveys necessary.
4.4.11 Non-Native Invasive Species (WCA Schedule 9)
No species that are listed on Schedule 9 of the Wildlife & Countryside Act 1981 were identified during the
survey. Species listed on Schedule 9 of the Wildlife & Countryside Act 1981 should be
treated/removed/disposed of by an appropriately qualified and licensed contractor to ensure legal
compliance and prevent spread of invasive species. Species listed under WCA Schedule 9 should not be
spread or moved to other sites during the clearance process.
No further surveys necessary.
4.4.12 Impact on Designated Wildlife Sites
There are no designated sites nearby which will be impacted by the works. The site does not fall with any
identified Designated Sites Risk Zones. It’s influence outside of the boundaries of the site are considered
extremely limited. It is therefore not considered to have any adverse impact upon any designated sites.

4.5 Limitations and Assumptions
The baseline conditions reported and assessed in this document represent those identified at the time of
the surveys. Although a reasonable assessment of habitats present can be made during the two surveys
undertaken in August and September, seasonal variations are not observed. All areas of the site were
accessible during the surveys.
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5 Recommendations
5.1 Key Recommendations and Further Surveys
•
•

No further surveys are considered necessary at this stage
The findings of this report should only be considered valid for a period 2 years from issue.

5.2 Avoidance/Precautionary Methods
•

Any vegetation clearance should be undertaken outside the nesting bird season (March to August
inclusive), to avoid infringing legislation which protects all nesting birds (WCA 1981). If this is not
possible then works must be preceded by a nesting bird survey. If an active nest is identified, there
will be a delay in this area (and an exclusion zone, as recommended by the project ecologist), until
all young birds have left the nest.

•

To minimise risk of disturbance to potential foraging and commuting bats, during and post
development, any external lighting should be minimised as follows:
•
•
•
•
•
•

•

Any task lighting (during construction) or security lighting on the new building, should not be
directed at boundary vegetation or mature trees.
Any necessary security lighting should be set on short timers and be sensitive to large moving
objects only.
Other lighting around the site should be keep to the minimal feasible level and be directed
downward and shielded to minimise light spillage.
Hoods, cowls or directional lighting should be used to avoid light directed at the sky or towards
boundary vegetation or ditches.
Lighting times should be limited, to provide dark periods.
Low pressure sodium security lights with glass glazing are recommended, as these produce
the least amount of UV light. Avoid white and blue wavelengths of the light spectrum. The
brightness of the lamps should be kept as low as feasibly possible (ILE/BCT, 2007; BCT interim
guidance 2014).

To minimise the risk to any potential reptiles or amphibians, a precautionary methodology should
be adopted with measures likely to include:
•
Any longer sward vegetation, such as that where the proposed pond is located will be
directionally strimmed in two stages to allow any reptiles present to move out of the working
area naturally. These areas will be strimmed initially to a height of 150mm. The direction of
strimming will be selected to encourage the movement of any reptiles present into boundary
habitats which will not be affected.
•
The ground should then be inspected prior to cutting to ground level. If any animals are
present, they should be left to move by their own volition in areas of habitat retained.
•
After a resting period of 2-7 days the vegetation can be removed
•
All vegetation will be removed from the area to prevent potential areas of refuge being
created for reptiles to shelter in.
•
Cutting must take place during the active season April to October.
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•

All open trenches for footings should be back filled on the same day they are excavated.
Where this is not feasible, the excavations should be checked immediately prior to filling.
If any animals are present, they should be left to move by their own volition in areas of habitat
retained.
All building materials should be stored on areas of hard standing (e.g. gravel) and not on areas
of vegetated ground, or they should be stored off the ground on pallets.
All waste materials should be stored in skips which must rest on areas of hard standing to
prevent amphibians or reptiles from seeking refuge.

•
•
•

•

Due to potential for hedgehogs (and other mammals) in the area, any foundations, holes or deep pits
which are left overnight should have a secured plank, or other means of escape for mammals, made
available.

•

In the event a non-native invasive species is identified during the works they should be removed from
the site/disposed/destroyed of at an approved facility, to avoid spread of WCA Schedule 9 species.

If the above recommendation and precautionary measures are followed, then potential impact of the
proposed development on local biodiversity is considered to be minimal.

5.3 Recommended Mitigation and Enhancement
The proposed development would result in the loss of a large area) of arable land with a change of use to
comprise of residential, flexible office space and employment uses. Without a suitable landscape strategy
this loss is considered to be potentially significant.
The proposed Landscape and Green Infrastructure Strategy that has been developed by James Blake
Associates is considered to present a suitable scheme of mitigation and enhancement. The measure
proposed includes:
•
•
•
•
•
•
•
•

Retention of hedges where possible at access points and replacement planting.
Reinforcing field boundary hedgerow.
New native-species hedgerow are proposed to screen development area.
Planting of trees and copses.
Woodland and hedgerow planting around the additional parcel of land to norther of WS195
re-establishing an historic field boundary.
Establishing buffer strips between development area and existing boundaries.
Incorporation of open space and greens within the development areas
Retaining large area of grassland and arable land within WS195 and WS191.
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6

Conclusion

It is considered that, providing the avoidance, precautionary methods, as detailed in Section 5, are
implemented, to protect any potential individuals that may be using parts of the site, the development of
the site can proceed with negligible impact on any protected, SPIE or locally important species.
Providing the proposed opportunities to enhance the site as detailed in the landscape and green
infrastructure strategy plan are incorporated into the proposed development then the site has the potential
to be enhanced from its current state.

If you require any further information in relation to the ecology of the site, please do not hesitate to
contact Bright Green Environmental.
Survey Conducted and Report written by

Tony Hargreaves
Ecological Consultant
Director
Bright Green Environmental
T: 01243 859121
M: 07972 719838
E: tony@brightgreenenvironmental.co.uk
Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207 Regent Street, London W1B 3HH
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Appendix A – Legislation & Planning Policy
Conservation of Habitat and Species Regulations
The Conservation of Habitats and Species Regulations transpose Council Directive 92/43/EEC on the
Conservation of Natural Habitats and Wild Flora and Fauna (Habitats Directive) into English law, making it
an offence to deliberately capture, kill or disturb wild animals listed under Schedule 2 of the Regulations. It
is also an offence to damage or destroy a breeding site or resting place of such an animal (even if the
animal is not present at the time).
Wildlife & Countryside Act
The Wildlife and Countryside Act 1981, as amended by the Countryside and Rights of Way Act (CRoW)
2000 and the Natural Environment and Rural Communities Act (NERC) 2006, consolidates and amends
existing national legislation to implement the Convention on the Conservation of European Wildlife and
Natural Habitats (Bern Convention) and Council Directive 79/409/EEC on the Conservation of Wild Birds
(Birds Directive), making it an offence to:
• Intentionally kill, injure or take any wild bird or their eggs or nests (with certain exceptions) and
disturb any bird species listed under Schedule 1 to the Act, or its dependent young while it is
nesting.
• Intentionally kill, injure or take any wild animal listed under Schedule 5 to the Act; intentionally or
recklessly damage, destroy or obstruct any place used for shelter or protection by any wild animal
listed under Schedule 5 to the Act; intentionally or recklessly disturb certain Schedule 5 animal
species while they occupy a place used for shelter or protection.
• Pick or uproot any wild plant listed under Schedule 8 of the Act.
Sites of Special Scientific Interest (SSSI) are designated under this Act.
Special Protection Areas (SPA) are strictly protected sites, designated under the Birds Directive, for rare
and vulnerable birds and for regularly occurring migratory species.
Natural Environment & Rural Communities Act
The NERC 2006 places a duty on authorities to have due regard for biodiversity and nature conservation
during the course of their operations.
National Planning Policy Framework (NPPF)
The NPPF sets out current government policy on biodiversity and nature conservation and places a duty on
planners to make material consideration to the effect of a development on legally protected species when
considering planning applications. NPPF also promotes sustainable development by ensuring that
developments take account of the role and value of biodiversity and that it is conserved and enhanced
within a development
NPPF replaced PPS9 in April 2012. NPFF works is considered in conjunction with Government Circular
06/2005 Biodiversity and Geological Conservation - Statutory Obligations and Their Impact within the
Planning System.
Biodiversity Action Plans
The UK Biodiversity Action Plan (UKBAP) (Anon, 1995) was organised to fulfil the Rio Convention on
Biological Diversity in 1992, to which the UK is a signatory. A list of national priority species and habitats
has been produced with all listed species/habitats having specific action plans defining the measures
required to ensure their conservation. Regional and local BAPs have also been organised to develop plans
for species/habitats of nature conservation importance at regional and local levels.
Local Structure Plans
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County, District and Local Councils have Structure Plans and other policy documents that include targets
and policies which aim to maintain and enhance biodiversity. These are used by Planning Authorities to
inform planning decisions.
Natural England Standing Advice
Natural England has adopted national standing advice for protected species. It provides a consistent level
of basic advice which can be applied to any planning application that could affect protected species. It
replaces some of the individual comments that Natural England has provided in the past to local
authorities.
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ILLUSTRATIVE LANDSCAPE AND GREEN INFRASTRUCTURE STRATEGY
PRECEDENT IMAGES

LANDSCAPE VISION
• The landscape strategy plan sets out the level of strategic planting envisaged for the site in order
to provide a high quality landscape setting and strong green infrastructure framework to the
proposed buildings. The landscape objectives of the Proposed Development include:

Landscape buffer

Potential for linear trim
trail/play facilities

• To create a comprehensive new landscape scheme which integrates with the existing development
in Wickhambrook and the surrounding countryside to the south and west.

(approx. 10m wide
incorporating strategic
planting and Public Open
Space)

Proposed hedgerow Planting

• To develop and enhance the site boundaries as nature conservation habitats for a range of locally
occurring species.
Retained agricultural land

• To enhance the character of the surrounding landscape.
• To establish green corridors / landscape dominated streets that permeate the built form (northsouth and west-east), connecting the site and established residential areas via a series of linked
open spaces to the wider countryside in order to ensure permeability for people and wildlife.

DESIGN FEATURES
01

02

03

04

Potential Expansion Zone

ENTRANCE GATEWAYS
Existing vegetation will be retained wherever possible in order to create a ‘green’
entrance into proposed development areas. Native feature trees will be incorporated
along main spine roads in order to soften the built form in views from the wider
landscape and create an attractive entrance to the development and the village of
Wickhambrook.

Boyden
End

VP6

Proposed Parkland style tree
planting

Proposed
development cell
respects Root
Protection Area of
existing vegetation

TYES/GREENS
Development parcel locations have been informed by the historic settlement pattern
of Wickhambrook with settlement generally nucleated around central greens/tyes. The
strategy plan incorporates retained agricultural land/Public Open Space to prevent the
coalescence of existing tyes.

Potential Location for
SuDS

Existing vegetation
along wider field
boundary provides
logical settlement
boundary

RELATIONSHIP TO CLAYDON YIELD-O-METER
New landscape buffer planting will be incorporated along the northern and western
boundary of Parcel WS195 in order to provide physical screening from the existing and
consented commercial buildings at Claydon Yield-o-Meter.

VP1&2

Meeting Green

Nunnery Green
Potential Location for
SuDS

Potential native
hedgerow, retaining
some views across
agricultural land

INDICATIVE SECTION - WS192 AS SEEN FROM BUNTERS ROAD

Potential Community Orchard

GREEN INFRASTRUCTURE
Save for site access, existing boundary hedgerows and trees will be retained (with
buffers to development), reinforced and brought into regular, long-term management.
This will protect visual amenity and landscape character as well as continuing to offer
commuting and foraging opportunities for wildlife.

VP3&4

Proposed Woodland buffer and
hedgerow

Potential buffer to adjacent
residential dwelling

Buffer/ Vegetattion Planting

Several incidental open spaces are proposed within the development. Groups of native
tree planting within the open spaces will contribute to the local amenity and biodiversity,
as well as providing a green framework for the buildings in local views.

VP5
Retained agricultural land

Multifunctionality is central to the green infrastructure concept and approach. It refers
to the potential for green infrastructure to have a range of functions, to deliver a broad
range of ecosystem services. The Public Open Space as part of the Green Infrastructure
as indicated on the proposals will be ‘multifunctional’, enabling the land to perform
a range of functions, such as the provision for healthy recreation whilst performing
services to alleviate flood risk through the use of sustainable drainage systems. These
functions are not limited to drainage/SUDS and recreation, but also include ecological
enhancement and visual amenity improvement and mental and physical health benefits
for the users.

Access road into Claydon
Yield-o-Meter off the B1063

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Potential Future Expansion
of Claydon Yield-o-Meter
Woodland, hedgerow and
wildflower grassland to be
implemented in conjunction
with consented assembly
building

Recreation Ground

Consented Assembly
Building

Environmental benefits of green space include flood water alleviation, green travel
routes, water purification, cooling temperatures, pollution management and enhancing
biodiversity and ecological and climatic resilience. Green infrastructure contributes to the
reduction of water pollution, through exploiting the natural processes of sedimentation,
filtration and biodegradation to remove pollutants.

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Claydon
Yield-o-Meter

INDICATIVE SECTION THROUGH PUBLIC OPEN SPACE (INCORPORATING SUDS ATTENUATION)

Thorns
Corner
Village Shop

VP10

Setting of Listed Building
compromised by existing
agricultural sheds

Retained agricultural land

Mole Hill
TYPICAL NATIVE TREE PLANTING PALETTE

05

BIODIVERSITY ENHANCEMENT
All strategic planting will incorporate species that are native and locally appropriate to
the area; plant stock will be of local provenance where possible.

VP9

Attleton Green

Marginal plug planting and native buffers will create habitat and foraging opportunities
for local fauna.
06

GREEN LINKS
Green links throughout the development connect areas of public space and link the
development to the wider landscape. New trees and buffers planted strategically around
the development will enhance the connectivity of existing habitats across the site and
within the wider landscape providing dispersal routes for wildlife.

Acer pseudoplatanus

Carpinus betulus

Corylus avellana

Fagus sylvatica

Crataegus monogyna

Tilia cordata

TYPICAL NATIVE SHRUB PLANTING PALETTE
VP20

RECREATIONAL OPPORTUNITIES
Parcel WS192 incorporates Public Open Space along the eastern boundary in order
to create a positive interface between the Site and existing residential dwellings along
Boyden Close.
There is potential to include natural play equipment, for example balancing beams,
stepping logs and timber climbing equipment suitable for a range of ages.

07

Acer campestre

Acer campestre

KEY
Site boundary
Existing trees and hedgerows to be retained and enhanced
90

Existing contour lines and levels
Existing pubic footpath
Listed building
Key views (see accompanying Landscape Statement)
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Root protection area of existing vegetation

Proposed main access

Proposed development cells

Proposed woodland planting

Proposed public open space with opportunity for attenuation
Proposed public open space
Potential agricultural land to be retained
Proposed Buffer/ Vegetation Planting

Proposed Tree Planting
Proposed Hedgerow Planting
Proposed footpath links
Enhanced green infrastructure links
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Addendum

ILLUSTRATIVE LANDSCAPE AND GREEN INFRASTRUCTURE STRATEGY
PRECEDENT IMAGES

LANDSCAPE VISION
• The landscape strategy plan sets out the level of strategic planting envisaged for the site in order
to provide a high quality landscape setting and strong green infrastructure framework to the
proposed buildings. The landscape objectives of the Proposed Development include:

Landscape buffer

Potential for linear trim
trail/play facilities

• To create a comprehensive new landscape scheme which integrates with the existing development
in Wickhambrook and the surrounding countryside to the south and west.

(approx. 10m wide
incorporating strategic
planting and Public Open
Space)

Proposed hedgerow Planting

• To develop and enhance the site boundaries as nature conservation habitats for a range of locally
occurring species.
Retained agricultural land

• To enhance the character of the surrounding landscape.
• To establish green corridors / landscape dominated streets that permeate the built form (northsouth and west-east), connecting the site and established residential areas via a series of linked
open spaces to the wider countryside in order to ensure permeability for people and wildlife.

DESIGN FEATURES
01

02

03

04

Potential Expansion Zone

ENTRANCE GATEWAYS
Existing vegetation will be retained wherever possible in order to create a ‘green’
entrance into proposed development areas. Native feature trees will be incorporated
along main spine roads in order to soften the built form in views from the wider
landscape and create an attractive entrance to the development and the village of
Wickhambrook.

Boyden
End

VP6

Proposed Parkland style tree
planting

Proposed
development cell
respects Root
Protection Area of
existing vegetation

TYES/GREENS
Development parcel locations have been informed by the historic settlement pattern
of Wickhambrook with settlement generally nucleated around central greens/tyes. The
strategy plan incorporates retained agricultural land/Public Open Space to prevent the
coalescence of existing tyes.

Potential Location for
SuDS

Existing vegetation
along wider field
boundary provides
logical settlement
boundary

RELATIONSHIP TO CLAYDON YIELD-O-METER
New landscape buffer planting will be incorporated along the northern and western
boundary of Parcel WS195 in order to provide physical screening from the existing and
consented commercial buildings at Claydon Yield-o-Meter.

VP1&2

Meeting Green

Nunnery Green
Potential Location for
SuDS

Potential native
hedgerow, retaining
some views across
agricultural land

INDICATIVE SECTION - WS192 AS SEEN FROM BUNTERS ROAD

Potential Community Orchard

GREEN INFRASTRUCTURE
Save for site access, existing boundary hedgerows and trees will be retained (with
buffers to development), reinforced and brought into regular, long-term management.
This will protect visual amenity and landscape character as well as continuing to offer
commuting and foraging opportunities for wildlife.

VP3&4

Proposed Woodland buffer and
hedgerow

Potential buffer to adjacent
residential dwelling

Buffer/ Vegetattion Planting

Several incidental open spaces are proposed within the development. Groups of native
tree planting within the open spaces will contribute to the local amenity and biodiversity,
as well as providing a green framework for the buildings in local views.

VP5
Retained agricultural land

Multifunctionality is central to the green infrastructure concept and approach. It refers
to the potential for green infrastructure to have a range of functions, to deliver a broad
range of ecosystem services. The Public Open Space as part of the Green Infrastructure
as indicated on the proposals will be ‘multifunctional’, enabling the land to perform
a range of functions, such as the provision for healthy recreation whilst performing
services to alleviate flood risk through the use of sustainable drainage systems. These
functions are not limited to drainage/SUDS and recreation, but also include ecological
enhancement and visual amenity improvement and mental and physical health benefits
for the users.

Access road into Claydon
Yield-o-Meter off the B1063

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Potential Future Expansion
of Claydon Yield-o-Meter
Woodland, hedgerow and
wildflower grassland to be
implemented in conjunction
with consented assembly
building

Recreation Ground

Consented Assembly
Building

Environmental benefits of green space include flood water alleviation, green travel
routes, water purification, cooling temperatures, pollution management and enhancing
biodiversity and ecological and climatic resilience. Green infrastructure contributes to the
reduction of water pollution, through exploiting the natural processes of sedimentation,
filtration and biodegradation to remove pollutants.

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Claydon
Yield-o-Meter

INDICATIVE SECTION THROUGH PUBLIC OPEN SPACE (INCORPORATING SUDS ATTENUATION)

Thorns
Corner
Village Shop

VP10

Setting of Listed Building
compromised by existing
agricultural sheds

Retained agricultural land

Mole Hill
TYPICAL NATIVE TREE PLANTING PALETTE

05

BIODIVERSITY ENHANCEMENT
All strategic planting will incorporate species that are native and locally appropriate to
the area; plant stock will be of local provenance where possible.

VP9

Attleton Green

Marginal plug planting and native buffers will create habitat and foraging opportunities
for local fauna.
06

GREEN LINKS
Green links throughout the development connect areas of public space and link the
development to the wider landscape. New trees and buffers planted strategically around
the development will enhance the connectivity of existing habitats across the site and
within the wider landscape providing dispersal routes for wildlife.

Acer pseudoplatanus

Carpinus betulus

Corylus avellana

Fagus sylvatica

Crataegus monogyna

Tilia cordata

TYPICAL NATIVE SHRUB PLANTING PALETTE
VP20

RECREATIONAL OPPORTUNITIES
Parcel WS192 incorporates Public Open Space along the eastern boundary in order
to create a positive interface between the Site and existing residential dwellings along
Boyden Close.
There is potential to include natural play equipment, for example balancing beams,
stepping logs and timber climbing equipment suitable for a range of ages.

07

Acer campestre

Acer campestre

KEY
Site boundary
Existing trees and hedgerows to be retained and enhanced
90

Existing contour lines and levels
Existing pubic footpath
Listed building
Key views (see accompanying Landscape Statement)
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Proposed public open space with opportunity for attenuation
Proposed public open space
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Proposed Tree Planting
Proposed Hedgerow Planting
Proposed footpath links
Enhanced green infrastructure links

Corylus avellana

Crataegus monogyna

Euonymous

Ligustrum vulgare

Prunus spinosa

Rev
A

Initials
AS/SK

Date
08/12/2020

Rosa canina
Notes
Amended to correct red line boundary

JBA 20-160-SK03
Landscape and Green Infrastructure Strategy PlanClient
E.T Claydon and Sons

Site
WS191, Wickhambrook

Drawn by
PB/LF

Scale
1:1000 @ A0

Date
September 2020

James Blake Associates Ltd.

Rev
A

LANDSCAPE ARCHITECTURE • LANDSCAPE PLANNING • ECOLOGY • ARBORICULTURE
The Black Barn, Hall Road, Lavenham, Suffolk, CO10 9QX
Tel. 01787 248216 E-mail. jamesblake@jba-landmarc.

Land at Wickhambrook,
Suffolk
Land at Sixth Avenue, Bluebridge
Industrial Estate,
Halstead

LANDSCAPE STATEMENT
for Residential
Led, Mixed Use Development
LANDSCAPE
STATEMENT

Braintree District Council Draft Local Plan
on behalf of E.T. Claydon and Sons
August 2020

on behalf of the East Anglian Group
August 2016

James Blake Associates Ltd.
Chartered Landscape Architects
34 - 52 Out Westgate, Bury St Edmunds, Suffolk, IP33 3PA
tel. 01284 335797 e-mail. jamesblake@jba-landmarc.com

~

FINAL

AS

BJB

JBA

December 2020

~

DRAFT

LF

BJB

JBA

August 2020

Revision

Purpose

Originated

Checked

Authorised

Date

Document Number:
JBA 20/160 - Doc1

| Land at Wickhambrook, Suffolk

Document Reference:
LANDSCAPE STATEMENT
Land at Wickhambrook, Suffolk

EXECUTIVE SUMMARY

Scope
This Landscape Statement has been prepared to determine the constraints and opportunities in respect of the potential
development of three parcels of land in Wickhambrook, Suffolk.
The statement has determined the landscape and visual constraints and opportunities regarding the wider site area and its
landscape context. The analysis will influence the assessment of the development potential of the wider site area, to inform
master planning and the identification of areas with capacity to accomodate development.
Site Description
The area (approximately 25.4ha) is irregular in shape and comprises three parcels of land, WS191, WS192 and WS195, as
well as an extension area, which are separated by Back Lane and the B1063 respectively.
All three parcels directly abut the existing settlement boundary, however lie outside of the current settlement boundary and
in planning terms are classified as ‘countryside’. The land use of the Site is predominantly arable, set across regular field
enclosures which become slightly smaller in scale in close proximity to the settlement edge. In the wider landscape, arable
land continues to dominate; with some small areas of woodland present.
Parcel WS195 encompasses a number of existing agricultural buildings, workshops and nissen huts as well as areas of
hardstanding for storage and parking. There is currently no built development on parcels WS191 or WS192.
Vegetation is largely limited by the arable land use; field enclosures are defined to a degree by hedgerows and tree belts
however these are fragmented in places, with some of the fields subject to post-war intensification and hedgerow removal.
In the wider landscape field boundaries are defined by mature and continuous hedgerows and also by linear belts of trees
and woodland.
Landscape Baseline
At the county level (Suffolk Landscape Character Assessment) the Site lies within the Undulating Ancient Farmland
Landscape Character Area (LCA 23). Key characteristics of this LCA include:
• An undulating arable landscape, where crop production, especially oilseeds can be visually prominent.
• A random ancient field pattern with occasional areas of regular fields associated with former mediaeval deer
parks.
• Oak, ash and field maple as hedgerow trees, with scattered blocks of ancient woodland.
• Substantial open areas created for airfields and post WWII agricultural improvement.
• A dispersed settlement pattern of loosely clustered villages, hamlets and isolated farmsteads. Settlement is often
associated with greens.

The landscape is considered to be sensitive to settlement expansion, which can result in the loss of historic settlement
pattern and features.
Visual Baseline
The combination of relatively gentle topography, the elevation and location of the Site, and numerous substantial woodland
belts means that the Site is well screened from many potential viewpoints. The visual envelope comprises open countryside
with scattered settlement and hamlets. The principal views towards the three parcels are from the local road network and
adjacent residential properties. From the wider landscape, whilst visible, they are generally seen in conjunction with existing
built development.
The proposals include significant green infrastructure which will be delivered alongside the proposed built development.
In some instances this will serve to mitigate the impact of the proposed development in the long-term (see Illustrative
Masterplan prepared by Carter Jonas and Preliminary Landscape and Green Infrastructure Strategy prepared by James
Blake Associates).
Likely Effects
Effects on landscape character will occur at a site level and its immediate landscape context and have little influence on the
character of the wider landscape. Whilst the wider landscape is largely rural, the Site is relatively well contained by existing
vegetation, which will limit impacts on the wider landscape resource.
The nature of visual effects is such that the greatest degree of effect will be from locations directly adjacent to the Site.
From the wider countryside, the effects will be much reduced due to the limited visibility, existing context of the settlement
edge and mitigation inherent in the proposed development which, over time, will help to integrate the proposed development
into the landscape.
Landscape Strategy
The preliminary development and landscape strategy aims to maintain and enhance the existing green infrastructure network
and provide a series of proposals for retaining existing green infrastructure as far as possible, and creating new areas of
open space that respond to local landscape characteristics such as historic greens/tyes.
The use of existing landscape components to guide the landscape strategy and subsequent augmentation of these components
can create a high-quality environment which respects the historic and landscape character of both Wickhambrook as well
as the wider countryside.
Summary
Notwithstanding some degree of landscape and visual impact, development of the Site can come forward based on a
sensitively designed mixed-use scheme with only limited landscape and visual effects at a localised level. Such impacts can
successfully be avoided or reduced through effective mitigation at the detailed design stage.

• Rich stock of mediaeval and Tudor timber-framed and brick buildings and moated sites.
• A large scale landscape with long undulating open views trees, where hedges and woodland are always a
prominent feature.
Whilst the landscape exhibits some of the key local landscape characteristics, there are few defining characteristics that
elevate the landscape in general to a ‘valued landscape’ in NPPF terms.

Landscape Statement |

[ This page is intentionally blank ]

| Land at Wickhambrook, Suffolk

CONTENTS
FIGURES AND PHOTOGRAPHS
1.

2.

3.

4.

5.

INTRODUCTION ............................................................ .. .......................................

SITE AND IMMEDIATE CONTEXT .................................... ........................................

LANDSCAPE ANALYSIS ................................................. ........................................

VISUAL ANALYSIS .......................................................... .. ......................................		

SUMMARY OF CHARACTERISTICS AND OPPORTUNITIES .....................................		

1

3

10

16

51

6.

PRELIMINARY DEVELOPMENT AND LANDSCAPE STRATEGY ................................		

53

7.

SUMMARY AND CONCLUSION. . . ...................................... .. ......................................		

53

1

Site Location and Study Area

2

Site Features

3

Designations

4

Landscape Proposals - Consented Assembly Building

5

Landscape Character

6

Landform Analysis

7

Visual Analysis and Location of Representative Viewpoints

8

Representative Views

9

Analysis of Sensitivity

10

Analysis of Susceptibility

Landscape Statement |

[ This page is intentionally blank ]

| Land at Wickhambrook, Suffolk

1.

INTRODUCTION

1.1

Background

1.1.1

James Blake Associates Ltd. have been instructed by Rapleys LLP, on behalf of E.T. Claydon and Sons, to undertake
a preliminary appraisal of landscape and visual matters in relation to the proposed development of three agricultural
land parcels considered within the West Suffolk Strategic Housing and Economic Land Availability Assessment
(SHELAA) - WS191, WS192 and WS195 (referred to collectively as ‘the Site’).

1.1.2

The report has been prepared to support the representations to the Regulation 18 ‘Issues and Options’ West Suffolk
Local Plan consultation, and provide a vision as to how the Site could come forwards.

1.1.3

This preliminary appraisal of landscape and visual impacts has been undertaken to determine the various landscape
and visual constraints and opportunities regarding the wider site area and its context, how these might serve to
influence the potential for development in respect of a strategic masterplan, and to influence an inherent landscape
strategy as part of that masterplan.

KEY
Site
Boundary

1Km

2Km

3Km

1.2

Site Overview

1.2.1

The area (approximately 25.4ha) is irregular in shape and comprises three principal areas: WS191, WS192 and
WS195 which are separated by Back Lane and the B1063 respectively. The Site has direct physical and visual links
to the existing settlement edge. The Site comprises a number of agricultural fields, as well as the Claydon Yield-oMeter business which comprises a number of agricultural buildings, workshops and nissen huts.

1.2.2

Additional information and a more detailed description on the physical components, landscape character and visual
amenity of the site and study area are set out in later sections of this statement.

1.2.3

This Landscape Statement refers to a broad ‘study area’ for the purposes of the appraisal process (refer to Figure
1, Site Location and Study Area). The associated study area extends approximately 2km in all directions.

1.3

Methodology and Approach

1.3.1

The appraisal follows the principles of baseline assessment as set out in GLVIA3 1, and focuses on establishing the
information relevant to the potential future development of the site. In line with the current guidance, the landscape
resource and views are appraised separately.

Figure 1: Site Location and Study Area

1.3.2

The report assesses the potential landscape and visual constraints and opportunities of the site and its context,
namely:

1.3.3

• The landscape as a resource – by identifying important elements and features within and adjacent to the site;
appraising landscape character and its key characteristics; and considering the value attached to the landscape
as a whole;

The information was used to inform and develop a landscape-led strategy for residential development with associated
green infrastructure and open space. It is envisaged that this strategy will provide an overarching vision and
establish design principles for future development that minimise potential landscape and visual effects.

1.3.4

• Views and visual amenity – by identifying the extent of the visibility of the site; representative views as experienced
by local residents and visitors to the area; and the existing nature of these views; and

This assessment was informed by a desk study of current planning policy, designations, landscape character
(including published landscape character assessments) and green infrastructure strategies as well as aerial/OS
mapping. The desk study was supported by field survey, with a site visit undertaken on 12th August 2020.

1.3.5

Photographs were taken with a digital camera with a 35mm lens (equivalent to 50mm on a full frame sensor) at
approximately 1.8 metres in height. These are presented as a series of viewpoints and have been used to inform
this report (included as Figure 7: Visual Analysis and Figure 8: Viewpoint Photographs 1 to 23). Photographs
taken in summer represent the best case scenario in terms of visual screening; visibility will be higher in winter when
deciduous vegetation is not in leaf.

• Green Infrastructure – by exploring opportunities for the creation of open space as part of a wider strategic
network.
1

‘Guidelines for Landscape and Visual Impact Assessment - 3rd Edition (GLVIA3). Landscape Institute and IEMA.
2013

Source: Ordnance Survey Crown Copyright 2020. All rights reserved.
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1.

INTRODUCTION Continued.

1.3.6

Landscape features and elements provide the physical environment for flora and fauna and the associated
importance of biodiversity assets. This report does not consider the value, susceptibility or importance on ecology
and biodiversity, nor does it consider impacts from an ecological stance.

1.3.7

Heritage assets such as Scheduled Monuments, Listed Buildings and Conservation Areas all contribute to the overall
present day landscape character, context and setting of an area. These aspects have been given consideration
within this report in terms of physical landscape resources (for example trees and hedgerows) and also landscape
character. However, this report does not address the historic significance, importance or potential impacts on
heritage assets and designations; these assets are assessed in the context of landscape and visual matters only.

1.3.8

Having established the relevant baseline position, the appraisal process then establishes landscape and
visual receptors, specifically in response to the nature of the proposed development and identifies constraints
and opportunities relevant to the study area. The appraisal then considers the nature of potential impacts and
consequently, how these can inform an iterative approach to design.
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2.

SITE AND IMMEDIATE CONTEXT
2.1.13 The boundaries of this WS191 are defined by a small area of Public Open Space off Boyden Close to the east, the

B1063 to the south and Back Lane to the north. The western site boundary is undefined on the ground.

2.1

Site Description

2.1.1

The area (approximately 25.4ha) is irregular in shape and comprises three principal areas: Parcels WS191, WS192
and WS195, which are separated by Back Lane and the B1063 respectively.

2.1.2

2.1.3

2.1.4
2.1.5

All three parcels directly abut the existing settlement boundary, however lie outside of the current settlement
boundary and in planning terms are classified as ‘countryside’. The land use of the Site is predominantly arable, set
across regular field enclosures which become slightly smaller in scale in close proximity to the settlement edge. In
the wider landscape, arable land continues to dominate; with some small areas of woodland present.
Vegetation on the Site is largely limited to the arable land use; field enclosures are defined to a degree by hedgerows
and tree belts however these are fragmented in places, with some of the fields subject to post-war intensification
and hedgerow removal. In the wider landscape field boundaries are defined by mature and continuous hedgerows
and also by linear belts of trees and woodland.
There are no Public Rights of Way crossing any of the three parcels, however public views across all three parcels
are possible from local roads and the wider Public Rights of Way network.
Further descriptions of each parcel are provided below.
WS191

2.1.6

The northern parcel, which extends to approximately 9.1ha comprises entirely agricultural land, which at the time
of survey was under arable cultivation. It extends from Boyden End in the north west to Wickhambrook to the south
east.

2.1.7

Vegetation is largely limited to the site boundaries with a mixed species native hedgerow along the southern
boundary of this parcel comprises species such as Cornus sanguinea, Corylus avellana, Crateagus monogyna,
Prunus spinosa and Quercus robur. The northern, eastern and western boundaries are defined by mixed species
tree belts, comprising Quercus robur amongst other species. None of this existing vegetation is subject to Tree
Preservation Orders (TPOs).

2.1.8

The land falls gradually to from west to east, falling from approximately 118m AOD along the western site boundary,
to approximately 99m AOD in the south-eastern corner of the parcel, adjacent to the existing residential properties
along Back Lane.

2.1.14 The northern and southern boundaries of this WS191 are defined by mixed-species boundary hedgerows. The most

prominent species are Acer campestre, Carpinus betulus, Cornus sanguinea, Corylus avellana and Ilex aquifolium.
2.1.15 This parcel is broadly flat, and lies at between 104m and 106m AOD .

WS195
2.1.16 WS195, comprises land to the east of Gaines Hall, and extends to approximately 15ha. The parcel encompasses a

number of existing agricultural buildings, workshops and nissen huts as well as areas of hardstanding for storage
and parking.
2.1.17 The parcel lies immediately adjacent to Gaines Hall, a Grade II Listed Building, which is clearly visible from parts

of the parcel.
2.1.18 The landform falls from north to south, falling from approximately 105m AOD along the northern boundary with

access to Claydon Yield-o-Meter, to approximately 89m AOD along the southern boundary with Mole Hill.
2.1.19 Trees and hedgerows are more frequent within this parcel of land, where field sizes are generally smaller. The

predominant species is English Elm (Ulmus procera).
2.1.20 There are two main access points onto the parcel. A recently constructed private driveway provides access to the

parcel off the B1063, which is the primary access to the existing employment units. Access to the Site can also be
gained via Attleton Green to the south, however current use of this driveway is restricted to residents of Gaines Hall.
There are further agricultural access points onto the Site along the B1063 and Mole Hill.
2.1.21 The Site benefits from planning permission for the erection of 1 no. new weld shop building, 1 no. new assembly

and office building, extension to existing assembly building to provide office space (following the demolition of 5
no. existing buildings) and provision of additional hard surfacing, vehicle parking and comprehensive landscaping
scheme.
2.1.22 To the east, mixed native woodland plantations will provide screening and wildlife habitat. The blocks are arranged

to complement traditional enclosure pattern and in combination appear as single woodland block. These proposals
are shown on Figure 4.
Extra Parcel immediately north of WS195

High Barns, a Grade II Listed Building lies to the direct south of this parcel at Boyden End. High Barns is physically
separated from the Site by an existing native hedgerow, managed to approximately 1.6m in height. This allows views
across the Site from within the property.

2.1.23 This parcel encompasses arable land immediately north of parcel WS195, north of the existing access road and

2.1.10 Further residential development lies adjacent to the south-eastern corner of the parcel. The dwellings are

2.1.24 This proposed section of field occupies land at 105 - 110m AOD, as the land gently descends to Attleton Green and

2.1.9

predominantly two storeys in height and set back into the plot with small back gardens. The boundary treatments of
these existing dwellings allow clear views across the parcel from both upper and lower storey windows.
2.1.11 Some overhead telegraph wires cross the parcel, with some poles within the parcel boundary.

WS192
2.1.12 WS192, which extends to approximately 1.3ha comprises wholly agricultural land.

is seen as potential future expansion and employment for Claydon farm business, and would utilise the existing
access of Bunters Road, B1063.
the tributary to the River Glem in the south.
2.1.25 The proposals include the reinstatement of a hedgerow and trees to the northern boundary, connecting to the

western boundary defined by a proposed augmented hedgerow. A wide native mix species hedgerow, reinstating
part of the traditional enclosure pattern to strengthen landscape character, whilst also providing screening and
enclosure and extending southwards following the historic field boundary and connecting to the existing augmented
hedgerow boundary to Gaines Hall.
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2.

SITE AND IMMEDIATE CONTEXT Continued.

2.1.26 To the east, mixed native woodland plantations will provide screening and wildlife habitat. The blocks are arranged

to complement traditional enclosure pattern and in combination appear as single woodland block, a continuation
from WS195 just south of the access driveway.

2.2

Designations

2.2.1

The Site is unconstrained in terms of statutory landscape or ecological designations, however the wider landscape
incorporates a number of statutory/non-statutory designations. Those in closest proximity to the Site are described
below.
Listed Buildings

2.2.2

High Barns (Grade II Listed) lies just south of parcel WS191 at Boyden End, to the north of Back Lane. The property
dates back to the 17th century, and was restored in the C20. The house in timber-framed with plaster.

2.2.3

Gaines Cottage(Grade II Listed) lies along the B1063 to the east of WS195. This is an early 19th Century timberframed and plastered house. There are some views across WS195 from upper storey windows.

2.2.4

Gaines Hall (Grade II Listed) lies immediately adjacent to the west of WS195. This is one of the three manor halls
of Wickhambrook.

2.2.5

Woodlea and West Cottage (Grade II Listed) lies on the corner of Attleton Green. This former work house is a C17
timber-framed and plastered building. Built on an L shaped plan.
County Wildlife Sites

2.2.6

There are a number of County Widlife Sites (CWS) within the wider study area. While CWS do not receive statutory
protection, they are given some protection through the planning system, with the Suffolk Wildlife Trust playing the
key role in advising planning authorities, developers and others on their protection. The closest to the Site is the
Spring Wood CWS which lies approximately 1.1km to the north of WS191
Conservation Areas

2.2.7

Wickhambrook has a designated Conservation Area, which is identified as an area of special architectural or historical
merit. The Conservation Area is situated around Wickham Street, and its frontage on the A143. This includes All
Saints Church, the vicarage and numerous other Listed Buildings. The nearest boundary to the Conservation Area
is approximately 1km to the south-east of WS195. There are no physical or visual links between the Site and the
Conservation Area.
Special Landscape Area

2.2.8

The wider study area incorporates the Lidgate Special Landscape Area to the north. Special Landscape Areas are
identified in District Planning Policy and have been designated locally because of their landscape sensitivity and
scenic quality.
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View east across WS195
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Figure 2: Site Context
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.
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View south across WS195
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View south-east across WS195

XXX

10

06

View towards existing workshops in WS195

07

View south-east across WS191

11

View north across WS191

08

View east across WS191
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Existing hedgerow within WS195

12

Existing grain store in WS195

13

View towards existing POS at Boyden Close

14

View towards existing residential development along Boyden Close from WS192

15

View towards Grade II Listed High Barns from within WS191
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KEY
Site Boundary
PRoW Footpath
PRoW Bridleway
Special Landscape Area
Listed Building
Conservation Area
Recreational Space
Ancient Woodland
County Wildlife Site
Scheduled Monument
Existing Settlement Limit

Figure 3: Designations Map. Scale 1:20 000 @ A3.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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N

PLANTING SPECIFICATION

OAK
Sp:6.00
Di:0.30
Ht:6

Combined Phase 1 and Phase 2
Landscape Proposals

1
.71
108

GENERALLY

PLANT SCHEDULE

Plant Stock: Plant stock must be in strict accordance with the schedule of plants shown on the drawing. All plants are to be
supplied by nurseries registered with the HTA Nursery certification scheme in accordance with the National Plant
Specification. Substitutions of plant varieties, size, or specification will not be accepted, unless approved in writing by the
Contract Administrator.

TREES
QTY
21No.
12No.

British Standard: All tree and shrub planting and turfing shall be carried out in accordance with British Standard 3936 &
4428.

CODE
Que rob F
Til cor F

PLANT NAME
Quercus robur
Tilia cordata

STOCK
C 15L
C 15L

FORM
FTH
FTH

HEDGE MIXES
PERCENT QTY
PLANT NAME
STOCK
SIZE
375m HEDGE MIX 1 planted @ 5/m in a Double Staggered Row
40%
750No. Acer campestre
Bare root 60-90cm
50%
938No. Crataegus monogyna Bare root 60-90cm
4%
75No.
Corylus avellana
Bare root 60-90cm
2%
38No.
Cornus sanguinea
Bare root 60-90cm
2%
38No.
Prunus cerasifera
Bare root 60-90cm
2%
38No.
Rosa canina
Bare root 60-90cm
Plant in groups of 7-10 of single species

Storage of Plant Material: The Contractor shall have suitable facilities for the receipt, healing in and lining out as necessary
of plant material from the supplying nursery prior to planting out on site. All temporary storage areas shall be well sheltered
and drained.
Planting Conditions: No planting shall take place when the ground is frozen, wet or waterlogged or in excessively windy
conditions, or in any other conditions that could adversely affect the successful establishment of plant material. All plants on
site to be protected from adverse weather conditions.

EP

GIRTH/HEIGHT
150-180cm
150-180cm

Existing hedge

SPECIFICATION
1+1
1+1
1+1
1+1
1+1
1+1

WOODLAND MIXES
PERCENT QTY
PLANT NAME
STOCK
SIZE
SPECIFICATION
1629m2 NVC W8 WHIP MIX 1.5M Ctrs planted @ 1.5m centres
25%
181No. Acer campestre
Transplant 60-90cm 1+1
10%
72No.
Corylus avellana
Transplant 60-90cm 1+1
25%
181No. Crataegus monogyna Transplant 60-90cm 1+1
5%
36No.
Euonymus europaeus Transplant 60-90cm 1+1
5%
36No.
Malus sylvestris
Transplant 60-90cm 1+1
5%
36No.
Prunus avium
Transplant 60-90cm 1+1
15%
109No. Quercus robur
Transplant 60-90cm 1+1
5%
36No.
Salix caprea
Transplant 60-90cm 1+1
5%
36No.
Tilia cordata
Transplant 60-90cm 1+1
Plant shrub species in groups of 7-10 of single species and tree species
in groups of 3-5 of single species.

Planting Positions: All plants must be planted in the exact locations shown on the drawings, if this is not possible due to site
layout changes or unmarked service runs etc. then changes must be agreed and confirmed in writing by the Contract
Administrator.
WHIP AND HEDGE PLANTING
Herbicide Application: Spray whip and hedge beds with translocated herbicide if there is any pernicious perennial weed
growth. Allow weed growth to die off and repeat treatments if necessary to ensure that planted areas are free from perennial
weed growth prior to further cultivation. Spraying to be carried out in accordance with COSHH regulations 1994.
Cultivation: Rotovate all whip and hedge beds to 300mm depth to form an open textured free draining growing medium.
Remove all stones and other debris larger than 100mm and remove all litter and vegetative matter. Rake surface to form an
even surface. Remove all surface stones and other debris larger than 50mm. Areas of existing soil that have become
compacted shall be broken up and loosened by hand forking or deep ripping to a depth of 600mm in accordance with BS
5837:2005 6.2.2.

CLIMBERS
QTY
CODE
3No. Par hen 10L

PLANT NAME
Parthenocissus henryana

STOCK
C 10L

96m HEDGE MIX 1
480No. plants @ 5/m

EP

Areas to be seeded with wildflower
mix in accordance with ecologists
recommendations and managed for
wildlife habitat

HEIGHT
100-150cm
WC
108.111

SHRUBS
QTY CODE
PLANT NAME
19m Vib Eve Hedge Viburnum tinus "Eve Price"
57No. Plants spaced @ 3/m in a Single Row

Planting: Notch plant shrubs and trees and lightly firm the soil around the base of the plant.

STOCK
C 3L

SIZE
40-60cm

EP

Deer Protection:
Woodland Planting: Supply and fix 1.8M high tree shelters for oak, lime, ash and wild cherry
Tree shelters shall be green, brown or black and if formed of solid sheet material this shall be translucent. The top edge of the
shelters shall be formed to prevent abrasion damage to the enclosed plants. Shelters shall be fixed with releasable ties to
softwood stakes 25 x 25mm section. Stakes shall be driven 150mm into the ground and finish above ground at approx 2/3 of
the shelter height. All shelters and guards shall be made from photo-degradeable high-density polythene.

12No. Til cor F

.80
107

Mulch: Supply and install the following:
 Mulch mats - for all transplants planted at 1.5m centres or greater
 Wood chip mulch to an even depth of 50mm over entire planted area for hedging
Mulch mats shall be 'Isoplant octagonal 60cm diameter' by P&G Horticulture Tel 01379 678515, fixed with four bamboo pegs
in accordance with manufacturers instructions.

0

2.5m Ht.
Hedge
Ditch

EP

107

Pruning: Immediately after planting whips and hedging, carefully remove all damaged, dead or diseased branches and
remove any weak, thin or malformed growth in a manner and at a point appropriate for the species. Hard prune hedges to
encourage dense growth.

.63
1

8No. Que rob F

MAINTENANCE
Maintenance period: Carry out the following maintenance operations during the twelve-month period following completion of
implementation work on site. Ensure that maintenance operations are carried out as necessary to keep the works in a tidy
condition throughout the maintenance period. At least five maintenance visits shall be carried out, but more may be required
depending on weather and ground conditions.

SN

Weed control: Keep 500mm radius from base of trees free from weed growth. Remove all weed growth by hand or treat with
spot herbicide applications, taking care to avoid spray drift. Spraying to be carried out in accordance with COSHH regulations
1994. Two visits per season are usually adequate; in spring (Mid march - mid April) and summer (July - August).

Arable Field
2.5m Ht.
Hedge

Pruning: Prune off dead, damaged, diseased or misshapen growth from shrubs and trees to promote good habit and shape.

Ditch

4No. Que rob F

AC

Proposed extension to existing bund

3No. Que rob F

D
C T E
T R U
N S
C O
U N

ACC

ROA

ESS

D

N
S I O
E N
E X T

CE

SS

R

D
OA

943m2 NVC W8 WHIP MIX 1.5M Ctrs
419No. plants @ 1.5m centres

Visitor
Car Park

OAK
Sp:15.00
Di:0.70
Ht:15

Proposed Company
Offices and
Showroom

Unknown
Sp:12.00
Di:0.55
Ht:12.00

Oak
Sp:12.00
Di:1.20
Ht:15.00

Av. 4.5m Ht.
Small Trees &
Dense Undergrowth

Arable Field

14m HEDGE MIX 1
70No. plants @ 5/m

Proposed Assembly Building

288m2 NVC W8 WHIP MIX 1.5M Ctrs
128No. plants @ 1.5m centres

sion
d Exten
Propose
.4m
6m x 26

Existing Assembly Building

3No. Que rob F

Areas around woodland planting to be
seeded with wildflower mix in accordance
with ecologists recommendations and
managed for wildlife habitat

Ditch

12m HEDGE MIX 1
60No. plants @ 5/m
398m2 NVC W8 WHIP MIX 1.5M Ctrs
177No. plants @ 1.5m centres

FL
104.98

Staff car park /
finished product
storage area

Existing bund

Service Yard

Proposed pond, detailed and planted in accordance with ecologists recommendations - see section
drawing.

Oak
Sp:16.00
Di:1.10
Di:1.10
Ht:15.00
Ht:15.00

Ash
Sp:8.00
Di:0.75
Ht:10.00

253m HEDGE MIX 1
1265No. plants @ 5/m

To ensure good to high water quality is maintained the pondwill be planted with native aquatic plants
species such as broad-leaved pondweed (Potamogeton natans) and white water lily (Nymphaea alba) that
help to shade the pond surface. Curled pondweed (P. crispus) and/or whorled pondweed (Myriophyllum
spicatum) would help to maintain oxygen levels. Marginal species such as watermint (Mentha aquatica) and
water forget-me-not (Myosotis scorpioides) should be planted in shallow water up to 20cm deep to provide
egg laying substrate for GCNs and smooth newts. Emergent species such as yellow flag (Iris
pseudacorus), reed canary-grass (Phalaris arundinacea) or common reed (Phragmites australis) can be
planted along a proportion (no more than 50%) of the pond edge.
Hibernacula: Refuge habitat shall be enhanced through the provision of hibernaculum within areas of
grassland retained or created around the new pond. The logs shown on the hibernaculum design (Appendix
A2 of ecological report) could be substituted with any unwanted brick rubble generated by the demolition of
existing buildings. A central core of spent compost, hay etc. should be covered with rubble and then
covered with soil over the majority of it, leaving some faces exposed so there are cavities that allow access
to the central core (Appendix A2 of ecological report).

FL
103.64

Ash
Sp:10.00
Di:0.60
Ht:12.00

Ash
Sp:7.00
Di:0.35
Ht:10.00
Ash
Sp:6.00
Di:0.25
Ht:10.00

RFL
107.39

Ash
Sp:7.00
Di:0.35
Ht:10.00

FL
103.49

Ash
Sp:7.00
Di:0.35
Ht:10.00

Grain Store

Ash
Sp:7.00
Di:0.85
Ht:7.00

Ash
Sp:10.00
Di:0.60
Ht:12.00

3No. Que rob F

FL
102.52

A

Hardstanding

Ash
Sp:10.00
Di:0.65
Ht:15.00
FL
103.01

Shot Blast
and Paint Shop

Woodland Area
(No Access)

Av. 2.5m Ht.
Hawthorn
Hedgerow

3No. Par hen 10L

Av. 3.5m Ht.
Hedgerow

KEY:

Av. 2.5m Ht.
Hawthorn
Hedgerow

Existing buildings
Acer
Sp:10.00
Di:0.45
Ht:7.00

Ditch in
Hedgerow
(No Access)

Existing trees

Ditch in
Hedgerow
(No Access)

Existing hedges, scrub and thickets

FL
102.63

Arable Field

Existing rough grassland managed for
wildlife habitat

RFL
107.29

FL
101.97

871 sq.m.

19m Vib Eve Hedge
57No. plants @ 3/m

Proposed trees

Oak
Sp:10.00
Di:1.00
Ht:10.00

Oak
Sp:8.00
Di:0.60
Ht:10.00

FL
101.20

Research and
Development

A
Av.8.0m Ht.
Ash & Acer
Tree Belt

Existing
Barn

No Access to
Ditch From This
Point

ASH
Sp:6.00
Di:0.80
Ht:7.00

Unknown
Sp:5.00
Di:0.15
Ht:6.00

Unknown
Sp:5.00
Di:0.15
Ht:6.00

Unknown
Sp:8.00
Di:0.80
Ht:6.00

Ash
Sp:5.00
Di:0.70
Ht:7.00
WTL
99.735

ACER
Sp:9.00
Di:1.20
Ht:8.00

Areas around proposed to be seeded with
wildflower mix in accordance with ecologists
recommendations and managed for wildlife
habitat

Av.8.0m Ht.
Ash Tree Belt

Ditch
Unknown
Sp:5.00
Di:0.15
Ht:6.00

Stay

Residential Dwelling &
Private Gardens

STN A1
X:574054.592
Y:255163.898
Z:99.806

POND - SECTION A-A 1:100

Existing
Office

Existing
House

Existing
Barn

Existing ground level
- approx 100.50

STN A2
X:574067.289
Y:255137.596
Z:98.782

Southern and western slopes finished
at 1:5 max gradient to provide access
for amphibians, invertebrates an small
mammals
Gently sloping marginal shelf 0-1m depth.

FRUIT
Sp:10.00
Di:0.40
Ht:7

PRUNUS
Sp:6.00
Di:0.30
Ht:5

FRUIT
Sp:10.00
Di:0.40
Ht:7
FRUIT
Sp:10.00
Di:0.40
Ht:7

Revisions :

TP

ASH
Sp:3.00
Di:0.60
Ht:5.00

HAZEL
Sp:6.00
Di:1.00
Ht:4.00

Arable Field

Ditch in
Hedgerow
(No Access)

Av. 4.5m Ht.
Hedgerow &
Dense
Undergrowth

Existing
Barn

WILLOW
Sp:7.00
Di:1.00
Ht:7.00

Proposed woodland planting

Av. 4.5m Ht.
Hedgerow &
Dense
Undergrowth

Oak
Sp:6.00
Di:0.45
Ht:8.00

FL
101.20

Proposed hedges

Ditch in
Hedgerow
(No Access)

Ash
Sp:8.00
Di:0.30
Ht:8.00

101
EP

100
99
98

Existing ground level
- approx 101.50

Existing ground level

Water level - 99.43

Deeper section of pond
1.5 - 2m depth.

Gently sloping marginal
shelf 0-1m depth.

Land & Sculpture Design Partnership

LANDSCAPE ARCHITECTURE · SCULPTURE · ARBORICULTURE

CLIENT : Claydon Ltd
SITE : Gaines Hall, Wickhambrook
DRG : Proposed Alterations and Extensions - Planting
Proposals Phase 1 & Phase 2
DRN BY : GH
SCALE : 1:500 @ A0
DATE : August 2014
No : LSDP 10868.06
OCTAGON HOUSE · THE WATER RUN · HITCHAM · IPSWICH · 1P7 7LN
T : 01449 740272 · E : LSDP@btinternet.com

Figure 4:Landscaping Proposals - Consented Assembly Building.
Source: Landscape and Sculpture Design Partnership.
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3.

LANDSCAPE ANALYSIS

3.1

Landscape Character

3.1.1

In accordance with National and Local guidance, this section considers the existing landscape character of the Site
and its environs.

3.1.2

• Remnant parkland, ancient woodlands, commons and greens with a diverse grassland flora. River valleys support
areas of ecologically rich unenclosed ‘semi-wild’ fenland and remnant dry heaths dominated by poor dry grassland.
• Small slow-flowing rivers and streams and the River Waveney drain the clay plateau. The River Waveney has
a relatively large-scale open valley landscape compared with the other river valleys which have narrow valley
bottoms. High density of isolated farm ponds in the southern half of the NCA.

The character of the landscape evolves over time as a result of the interaction of human activity and the natural
environment (people and place). Factors used to assess landscape character include:

• Historic features include Palaeolithic archaeology, evidence of Roman enclosures, bronze- age and iron-age
activity, remnant medieval and Tudor deer parks, scattered small parkland estates and Second World War
airfields. Round-towered Saxo-Norman and medieval churches and 19th-century windmills are prominent historic
landscape features.

• Physical – geology, land-form, climate, soils, fauna and flora;
• Cultural and Social – land-use, settlement, enclosure & history;
• Aesthetics – colour, texture, pattern, form and perception.
3.1.3

• Large number of isolated moated timber-framed farmhouses and farm buildings with steeply pitched clay-tiled or
long-straw thatched roofs. Little flint, some brick (especially in towns).

It should be noted that landscape is a continuum and character does not generally change abruptly on the ground.
More commonly, the character of the landscape will change gradually and therefore the boundaries between both
Landscape Character Types (LCTs) and Landscape Character Areas (LCAs) should be considered to reflect zones
of transition.

• A dispersed settlement pattern of small nucleated market towns with architectural variety and colour, loosely
clustered villages and scattered hamlets. Settlement is often focused around large medieval greens. Many of the
market towns have modern extensions.

National
3.1.4

3.1.5

• Some major transport links including the Norwich to London main rail line but infrastructure routes are predominantly
an extensive network of narrow lanes and byroads.

At the National Level, Wickhambrook lies within NCA 83: South Norfolk and High Suffolk Claylands. NCA 83 occupies
a large area of Central East Anglia which stretches from just below Norwich to the North of the River Gipping. The
NCA is dominated by the predominantly flat clay plateau which is incised by several small-scale wooded river
valleys with complex slopes which are unexpected for East Anglia.

• The Mendlesham and Tacolneston masts (tall communications masts), wind turbines at Eye airfield and hightension overhead power lines are prominent modern features in the landscape.’

Key characteristics of the South Norfolk and High Suffolk Claylands (NCA 83) include:

(Natural England, 2012)

• ‘Large plateau area of chalky glacial till that is generally flat or only gently undulating, but can be locally concave.
The edges of the plateau have been dissected by watercourses that form greater slopes, especially along the
tributaries of the Waveney.

Regional
3.1.6

At the regional level (East of England Landscape Framework, Landscape East) the site is situated within the
Wooded Plateau Farmlands Landscape Character Type. For the most part this is a settled, early enclosed landscape
with frequent ancient woods, associated with a rolling, in places undulating glacial plateau, dissected by numerous
shallow valleys. The landscape is drained by numerous small watercourses which dissect the plateau, creating a
series of shallow valleys. Field ponds are a feature in places.

3.1.7

Field patterns are generally irregular, with medium to large sized fields. There has been much modification as a
result of reorganisation/ boundary removal in the 20th century.

3.1.8

Settlement comprises a mixture of scattered farmsteads, hamlets and occasional larger villages, the latter often
linear in form where they have grown along roads. In some areas there is a strong vernacular tradition of timber
farmed buildings with tiled roofs. Some 19th/20th century brick buildings also occur in linear hamlets and around
enclosed greens.

3.1.9

Greens that are often triangular, or linear are a common feature of this area, and are often described as tyes in
Suffolk and Essex.

• Views are frequently open, only sometimes confined by hedges and trees, with some woodland present. The small
valleys support quite confined landscapes with intimate views.
• Chalk bedrock overlain by glacial till, gravels and sands. Heavy, seasonally waterlogged chalky clay soils occur
on the plateau, with small areas of better soils at the edges. The valley bottoms contain areas of glacial outwash
deposits as well as some areas of deep peat.
• Scattered areas of ancient woodland, game copses, shelterbelts, valley floor plantation and carr woodland as well
as hedgerow trees provide a treed landscape character, despite much boundary loss.
• A mix of remnant medieval ancient countryside, some of it with a decidedly coaxial character, although irregular
field patterns and large modern amalgamated open fields dominate.
• Sinuous field boundaries are formed by deep ditches, some with hedgerows and hedgerow trees.
• Extensive areas of arable land dominated by cereals with breakcropping of sugar beet and oilseed rape, and some
pastures along valley floors Intensive pig and poultry production is common.
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Figure 5: Landscape Character. Scale 1:20 000 @ A3.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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3.

LANDSCAPE ANALYSIS Continued.

County

tree planting on greens has also had an adverse effect on the character of the historic landscape. However, despite
these changes the landscape maintains much of its historic character’.

3.1.10 The county level assessment (the Suffolk Landscape Character Assessment) provides the best level of detail for

this assessment. The Site lies within the Undulating Ancient Farmland Landscape Character Area (LCA 23). This
landscape type only occurs in one place, which is an area of clay ‘upland’ bordering the Stour and Glem rivers in
south-west Suffolk.
3.1.11 Key characteristics of the Undulating Ancient Farmland (LCA 23) include:

Site Specific Landscape Character
3.1.17 The following key characteristics were identified during the field survey:

• The landscape surrounding the Application Site is one of variable sized, generally medium to large fields with
geometric boundaries of varying condition. There is moderate tree cover, both blocks and belts of woodland and
hedgerow trees, and the landscape is gently undulating. This is considered to give rise to a landscape of medium
scale.

• ‘Undulating arable landscape
• Field pattern generally a random ancient pattern with occasional areas of regular fields associated with former
mediaeval deer parks.

• Field boundaries surrounding the Application Site and in the local area are generally delineated with vegetation.
As a result, some views in the local area are substantially foreshortened, while others are longer-reaching. The
Application Site itself is considered to have a medium level of enclosure.

• Oak, ash and field maple as hedgerow trees
• Substantial open areas created for airfields and by post WWII agricultural improvement
• Studded with blocks of ancient woodland

• The surrounding landscape is rural in character, being a managed agricultural landscape, predominantly arable
in use. The medium to large-sized fields and the numerous farmsteads and hamlets combine to form a landscape
pattern of medium complexity.

• Dispersed settlement pattern of loosely clustered villages, hamlets and isolated farmsteads
• Villages often associated with greens or former greens
• Rich stock of mediaeval and Tudor timber-framed and brick buildings and moated sites

• The local landscape includes numerous signs of human influence. Existing settlement in the local area includes
many small hamlets as well as the larger village of Wickhambrook.

• A large scale landscape with long undulating open views trees, either in hedges or in woods, are always a
prominent feature

• Skylines in the area are generally formed by a combination of tree belts, woodlands and hedgerow trees.

• In the undulating landscape, crop production, especially oilseeds can be visually prominent’.

3.2

National: NCA Statements of Environmental Opportunity

3.1.12 This is predominantly an area of ‘ancient enclosure’, with an irregular pattern of fields bounded by large, long-

established hedges. This is particularly the case in proximity to the Site. The area is well stocked with ancient woods
of moderate size, usually situated on the tops of the more poorly drained clay hills.
3.1.13 ‘The settlement pattern is one of dispersed farmsteads and hamlets, scattered between moderately sized green-

edge settlements. Some of the greens are well preserved, as at Depden, but many of the others were enclosed or
in-filled with housing in the 18th and 19th centuries, as at Lawshall and Chedburgh, and survive only as names.
There are only occasional larger villages, as at Wickhambrook, Chedburgh or Glemsford.
3.1.14 There is a rich stock of medieval and Tudor timber-framed and brick buildings, some of which lie within moated sites,

e.g. Depden Hall and Giffords Hall in Wickhambrook, or on the green edges, as is the case of the important mid-13th
century house at Purton Green in Stansfield.
3.1.15 In general there are long, open views across this undulating landscape in which trees, either in hedges or in woods,

are always a prominent feature.
3.1.16 The historic pattern of field boundaries has been degraded through 20th century agricultural rationalisation that

has resulted in a large number of hedges being removed, as at Rede or Mickley Green. Furthermore, inappropriate
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Landscape Management Guidelines

3.2.1

Statements of Environmental Opportunity for the South Suffolk and North Essex Claylands (NCA 86) of relevance
to the proposal include:
• ‘SEO 1: Encourage measures that lead to the enhancement of existing historic settlements and sites of
archaeological interest and the design and location of new developments and infrastructure. Provide wider
associated social and cultural benefits through the provision and management of high-quality green infrastructure
networks. For example by:
º ‘Conserving the historic environment and key features of ‘ancient countryside’ such as timber-frame
houses, moated farmsteads, historic churches, barns, castles and enclosure patterns, together with sites of
archaeological interest;
º Within urban areas creating new multifunctional landscapes and habitats and extending at appropriate scales
existing networks that are in character with the area and contribute to biodiversity through green infrastructure
planning;
º Conserving and appropriately managing the area’s sense of place within the built environment and using

KEY
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Figure 6: Landform Analysis. Scale 1:20 000 @ A3.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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3.

LANDSCAPE ANALYSIS Continued.

this understanding, and the area’s traditional settlement patterns, to plan for and inspire new development,
particularly around Ipswich, Chelmsford, Harlow and Stevenage;
º Conserving traditional building features that are distinctive to the area, including pargeting, straw thatch, flintknapped churches, weatherboarded post windmills and the traditional riverside features such as water mills,
which have a strong visual impact in the landscape;
º Ensuring that high-quality green infrastructure is considered in all newbuild projects, encouraging developers
and planners to consider this aspect at the outset of scheme design with the aim of promoting space for
wildlife and outdoor recreation;
º Promoting the use of traditional building materials in building restoration or new development where this
would be appropriate, to enhance the local character (for example, exposed timbers, colourwashed render (in
traditional colours), pargeting, cream bricks (‘Suffolk whites’) or soft-hued red bricks);

º restore known lost woods or portions of woods, and create and manage new small to medium-sized woods,
particularly on the plateau and plateau edges
º promote the use of wood fuel as a renewable energy as well as the carbon storage benefits of new woodland
º maintain trees that provide features in the agricultural landscape such as hedgerow trees and pollards, small
copses and ancient semi-natural woods
º encourage appropriate tree planting using local native species to help maintain the traditional wooded
appearance and character of the clay plateau
º restore important characteristic field boundary patterns such as pre-enclosure and parish boundaries, and
manage and replant hedgerows

º Ensuring that local development frameworks recognise the importance of conserving and enhancing the
landscape to help to reduce the likelihood of negative impacts from new developments;

º ensure new hedgerow planting on the clay plateau does not block important amenity views or excessively
enclose the landscape

º Working in partnership with businesses within the AONB and nearby to encourage best practice to ensure that
measures are taken to control light and noise pollution in order to protect the area’s special qualities and high
levels of tranquillity;

º retain characteristic surviving medieval enclosure, and sunken hollow lanes which are a landscape feature,
lined with hedgerows, (although the impact of Dutch Elm disease is apparent)

º Supporting the use of historic and landscape characterisations to inform change, and encouraging their use in
community-based planning to help to identify locally valued townscapes, rural landscapes and heritage assets;
º Investigating ways of securing better management of the heritage assets that contribute to the character of the
area, particularly those that have been identified as ‘Heritage at Risk’; and
º Conserving and interpreting historic features in the landscape, including traditional farmsteads and buildings,
and geological and archaeological interest features such as ancient wood banks and earthworks, while
recognising the potential for undiscovered remains.’
Regional
3.2.2

woodland

The key integrated management objectives for the Wooded Plateau Farmlands are to:
• ‘Manage, enhance and restore ancient wooded landscape, hedgerows and hedgerow trees
º bring areas of ancient woodland back into active management particularly using techniques such as coppicing
and ensure continued management of willow carr and free standing willows through traditional pollarding and
coppice management
º conserve and enhance ancient woods as distinct historic landscape features within their original form and
boundaries
º promote other woodland planting and where historically appropriate, link up small remnants of ancient
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• Conserve the tranquillity that exists over a wide area in the farmlands, protect views into and out of Dedham Vale
AONB and resist further suburbanisation of the farmlands in Essex
º retain pasture land, encourage appropriate tree planting along river courses within the valleys, and continue
restoration of larger ponds to conserve the character of the farmed landscape
º ensure modern enclosure, often for horse paddocks around settlements, does not change the character of the
farmed landscape
º plan for and manage land sold in smaller plots for non agricultural use (e.g. extended gardens, keeping
caravans, keeping of horses) to ensure minimal negative effects on landscape character
º ensure redundant agricultural buildings subject to applications for change of use (e.g. residential, office space,
visitor accommodation) are monitored to ensure that conversions or change of use developments reflect the
local building style, resist suburbanization and do not contribute to incremental new development in the open
countryside and associated growth in demand for gardens
º ensure applications for replacement dwellings, communication infrastructure, and utility infrastructure have
minimal negative landscape and visual impacts on the character of the area
º use the opportunity of major developments in areas of growth or in identified areas of demand or need (as
identified in the Haven Gateway Green Infrastructure Strategy) to create new green infrastructure including
green links that restore or enhance key views in or out of the AONB

3.

LANDSCAPE ANALYSIS Continued.
• Conversion and expansion of farmsteads for residential uses

• Maintain traditional dispersed settlement patterns and seek solutions for vernacular buildings falling into disrepair

• Impact of deer on the condition of woodland cover

º maintain the dispersed settlement pattern - scattered farmsteads and small settlements around ‘tyes’
(commons) or strip greens and isolated hamlets with a road pattern that is winding (away from major routes),
often with wide verges and strong hedgerows
º maintain and restore the traditional buildings (and their curtlilages/setting) including timber-framed and
colourwashed houses with steeply pitched roofs, (sometimes faced with Georgian red brick, pegtiles or wheat
straw thatch), the impressive churches and a rich heritage of barns

• Large-scale agricultural buildings in open countryside
• Development of wind turbines
3.2.10 Of particular relevance to the Site is settlement expansion eroding the characteristic form and vernacular styles.

‘Parishes in this landscape tend to consist of multiple clusters of varying sizes. The release of land for development
should, if at all possible, reflect the local pattern. Ribbon development destroys this pattern and can have a
considerable impact on the wider landscape. When vernacular styles and detailing are used for housing or other
development the choice should echo that of the immediate locality or the specific cluster in which the development
is proposed’.

º maintain and enhance the concentration of historic moated sites, and the well preserved medieval towns and
villages with elaborate timber-frame houses (e.g. Lavenham, Finchingfield, Cavendish and Thaxted)
County
3.2.3

3.2.4

3.2.5

The Undulating Ancient Farmland LCA is described as a landscape of ‘undulating clay farmland, with frequent
low hilltops dissected by small streams flowing south into the river Stour. The characteristic land cover is arable
farmland divided by an irregular sinuous field pattern, and scattered with ancient woodland. The historic field
pattern is often degraded by later boundary rationalisation. There are a few discreet areas of regular fields arising
from the enclosure of mediaeval deer parks’.

3.2.11 Land Management Guidelines include:

• ‘Reinforce the historic pattern of sinuous field boundaries
• Recognise localised areas of late enclosure hedges when restoring and planting hedgerows
• Maintain and restore greens and commons

‘Ancient woodland is a significant feature within this landscape and tends to be in the form of quite large isolated
blocks. The extent of tree cover is now generally stable but much of this resource is at risk from inappropriate
management and neglect including a lack of deer control.
Settlement is scattered widely throughout this landscape, with parishes tending to have multiple built clusters of
various sizes: large groups often elongated; outlying groups often based on green-side settlement; and wayside
settlements and farmsteads. These historic patterns within parishes are easily lost to infill and ribbon development.

3.2.6

This landscape contains an important array of moated sites and farmsteads, usually multiperiod ad-hoc collections
of buildings. These are often the focus for redevelopment and modification. As well as the loss of characteristic
features on individual buildings, the associated development of garden curtilages and paddocks has a significant
impact on the wider landscape, which increases with the frequency of such conversions.

3.2.7

Although most greens and commons in this landscape have been enclosed, they remain as important open spaces
that shape the relationship of buildings to each other and define the form of settlements. Intake of such land into
gardens, or a change of use, has a significant impact on the wider landscape.

3.2.8

Developments in agriculture have increased the demand for large-scale buildings, such as those associated with
poultry production. These can cause considerable intrusion, especially in this undulating landscape, if the siting,
finish and planting are not appropriate to mitigate their visual impact’.

3.2.9

Key Forces for change identified in this LCA include:

• Maintain and increase the stock of hedgerow trees
• Maintain the extent and improve the condition of woodland cover with effective management
• Maintain and restore the stock of moats and ponds in this landscape’

3.3

Settlement Character

3.3.1

This is mainly an anciently-enclosed landscape of mixed farming practises, with a pattern of small isolated farms and
farming hamlets around greens and commons which retain a rich legacy of historic barns and other farm buildings.
Confirmation of the age of the dispersed settlement pattern is provided by the numerous halls and farmsteads that
are surrounded by medieval and Tudor moats. The village of Wickhambrook is scattered around eleven greens,
which follow an Anglo-Saxon settlement pattern of small farms and scattered groups of houses beside the fields.

3.3.2

There are three large Manor houses, Giffords, Badmondisfield and Clopton Hall, all high status, timber-framed
examples of the 16th century. There are several large farmhouses dating from the early 1500’s.

3.3.3

The village itself is surrounded by arable fields and a few copses and small woodlands generally following the
tributary valleys.

• Expansion of garden curtilage
• Change of land use to horse paddocks and other recreational uses
• Settlement expansion eroding the characteristic form and vernacular styles
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4.

VISUAL ANALYSIS

4.1

General

4.1.1

This section provides a description of the nature and extent of the existing views from, towards and between the Site
and the surrounding area. It also includes reference to specific locations that will potentially be subject to potential
impacts arising from proposed development of the Site.

4.1.2

Photographs were taken in August 2020 representing a best case scenario in terms of the level of screening
provided by existing vegetation. Visibility will be higher in winter when deciduous vegetation is not in leaf.

4.1.3

Establishing the specific nature of these views provides an understanding of the context and setting of representative
viewpoints and the nature of views in terms of distance, angle of view, and seasonal constraints associated with
specific visual receptors. The identification of key sensitive receptors and links to the representative viewpoint are
carried forward to the appraisal process.

4.2

Visual Envelope

4.2.1

The visual envelope is the extent of the area from which the Site and proposed development is likely to be visible
(refer to Figure 7).

4.2.2

The combination of relatively gentle topography, the elevation and location of the Site, and numerous substantial
woodland belts means that the Site is well screened from many potential viewpoints.

4.2.3

The visual envelope comprises open countryside with scattered settlement, including the various greens of
Wickhambrook. The wider landscape contains an extensive network of Public Rights of Way. The principal views
towards the Site are from the surrounding road network and Public Rights of Way which run through the wider
landscape (see Figure 7: Visual Analysis).

Viewpoint 2
4.2.10 From this point on Back Lane there are clear views across part of WS191 along the existing field access point. The

remainder of WS191, as well as Parcels B and C are beyond the scope of this viewpoint. Built development would
be clearly visible from this point, although set beyond areas of Green Infrastructure.
Viewpoint 3
4.2.11 In this view from the B1063, to the south of WS192, there are clear views across the full extent of WS192, with some

glimpsed views towards WS191 in the distance. WS195 lies beyond the scope of this viewpoint.
4.2.12 Development would be clearly visible from this point beyond the existing roadside hedgerow, however there is

potential to incorporate a green lane approach to any dwellings fronting onto the B1063, retaining the green frontage
to the road. Development should seek to improve the vegetated edge of the road and restore the native hedgerow
character.
Viewpoint 4
4.2.13 In this view looking south-west from the B1063 there are clear views towards existing agricultural sheds on the

Claydon Yield-o-Meter Site, although existing mature trees provide some softening. WS195 is set beyond an existing
hedgerow, and the proposed new assembly building described in paragraph 2.1.23 will be a clear feature of this view
in the future, although the proposed landscaping along the access road will serve to screen and soften these views,
and views towards the remainder of WS195.
4.2.14 Any proposed development to the east of the consented assembly building will be visible from this point, although

at some distance and generally limited to upper storey windows.

4.2.4

The primary visual envelope extends a short distance to the north and south, and approximately 1km to the east and
west in all directions. The secondary visual envelope on the other hand extends approximately 4km in all directions.

4.2.15 WS191 and WS192 are located beyond the scope of this viewpoint.

4.2.5

The Site has been split into three distinct areas – A, B and C. Each viewpoint will be individually assessed against
each parcel of land within the development area in order to determine each receptors sensitivities to the proposed
development.

4.2.16 Similarly to Viewpoint 4, Viewpoint 5 is from the B1063, looking south-west towards WS195. The consented assembly

The proposed development includes significant green infrastructure which will be delivered alongside the proposed
development. In some instances this will serve to mitigate the impact of the proposed development in the long-term
(see Illustrative Masterplan prepared by Carter Jonas).

4.2.17 Any development to the east of the consented assembly building will be clearly visible from this point, but will be

4.2.6

4.2.7

For A1 panoramas, refer to Appendix A.
Viewpoint 1

4.2.8

4.2.9

Viewpoint 5
building will be a feature of this view in the future, although well screened in the long-term by proposed native whip
planting.
seen in context with existing residential development. Mitigation associated with the consented assembly building
will further screen and soften any views of development.
4.2.18 Parcels WS191 and WS192 are located beyond the scope of this viewpoint.

Viewpoints 6 and 7

From this point on Back Lane there are clear views across the full extent of WS192 along the existing field access
point. There are clear views towards existing residential development off Boyden Close, which fronts onto the Site.
Parcels WS191 and WS195 are beyond the scope of this viewpoint.

4.2.19 Viewpoints 6 and 7 are both from PRoW W-561 028/0 to the north of WS195. From Viewpoint 6 there are clear

Built development would be clearly visible from this point, although set beyond areas of Green Infrastructure. Whilst
development will impact on the view, it offers the opportunity to create a positive relationship between the proposed
development and existing built development along Boyden Close.

4.2.20 The consented assembly building will be a feature of this view in the future, although well screened in the long-term
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views towards the Claydon Yield-o-Meter sheds, although these views are generally restricted to the rooftops, and
partially screened by existing vegetation.
by proposed native whip planting.

4.

VISUAL ANALYSIS Continued.

4.2.21 Any development to the east of the consented assembly building will be clearly visible from this point, but will be

seen in context with existing residential development. Mitigation associated with the consented assembly building
will further screen and soften any views of development.
4.2.22 From Viewpoint 7, the proposed development area within WS195 is located beyond the rising topography. Proposed

development is unlikely to be visible from this point.
Viewpoint 8
4.2.23 In this view from Mole Hill there are clear views across WS195 through gaps in boundary vegetation. From this

point Gaines Hall Grade II Listed Building is visible in the distance, the arable field contributing to the rural setting.
Viewpoint 9
4.2.24 Viewpoint 9 is representative of users of Mole Hill. A lack of intervening boundary treatment allows clear views

across the southern most field within WS195. This area provides separation of the settlement to Attleton Green.
4.2.25 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 10
4.2.26 In this view from the B1063 there are clear views across the southern fields within WS195 due to the land descendng

the valley of the tributary. This is a middle distance view over open arable fields with mature individual trees
including oaks, that form the boundary to Mole Hill.
4.2.27 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 11
4.2.28 In this view from PRoW W-561 013/0 the Site is well screened by existing vegetation with just some glimpsed views

towards existing agricultural buildings associated with the Claydon Yield-o-Meter business. Development will be
barely discernible from this point.
4.2.29 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 12
4.2.30 Views towards the Site from PRoW W-561 013/0 vary depending on location, angle and layers of intervening

vegetation. From this viewpoint WS195 is fairly well screened by existing vegetation. The rising land in the
southernmost field is visible in the distance, with some glimpsed views towards existing residential development
around Thornes Green beyond this. The existing vegetation would seem to obscure much of the Site and therefore
much of any future development. Glimpsed views will be possible towards the higher ground within the parcel. If
new skyline impact trees can be incorporated into the development framework the impact on this viewpoint would
be considered to be minimal.
4.2.31 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoint 13
4.2.32 In this view from PRoW W-561 034/0, WS191 is visible in the distance, the extent of which can be discerned with

reference to the linear hedgerow which demarcates the field to the north.
4.2.33 This is a view from the plateau which affords open clear views over longer distances, towards the arable field

appearing above the hedgerow and between individual hedgerow trees.
4.2.34 Whilst WS192 and WS195 are within the scope of this view, they are barely discernible due to distance and layers

of intervening vegetation.
Viewpoint 14
4.2.35 In this view from higher ground to the south of the Site, all parcels are barely discernible due to distance and layers

of intervening vegetation. Any development will be barely discernible from this point.
Viewpoint 15
4.2.36 In this near distance view from the B1063, at the junction with the access drive to ‘The Gesyns’ there are views

towards the western end of WS191.
4.2.37 This is a view from the plateau where boundary vegetation of near and middle distance form the horizon line as the

land falls away to the east.
4.2.38 WS192 and WS195 are beyond the scope of this viewpoint.

Viewpoint 16
4.2.39 In this view from PRoW W-561 002/0, WS195 is barely discernible due to distance and layers of intervening

vegetation. Any development will be barely discernible from this point.
4.2.40 WS191 and WS192 are beyond the scope of this viewpoint.

Viewpoints 17 and 18
4.2.41 In these views from Public Rights of Way to the south of the Site there are some glimpsed views towards existing

agricultural buildings associated with the Claydon Yield-o-Meter business, however these are at some distance and
are barely discernible amongst layers of intervening vegetation. Development on WS191, WS192 and WS195 would
be barely discernible from this point.
Viewpoint 19
4.2.42 In this view from Boyden Close to the immediate east of WS192 there are clear views across the full extent of

the parcel, and north towards WS191. Any development would be clearly visible from this point, but would not
necessarily be out of context in relation to the existing Boyden Close/Nunnery Green housing development.
4.2.43 Through good design, this area of existing Public Open Space can be enhanced, creating a positive interface

between existing and proposed development.
4.2.44 WS195 is located beyond the scope of this viewpoint.
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º Users of the A143; and

Viewpoint 20

º Users of Giffords Lane.

4.2.45 In this view from PRoW W-561 016/0 there are clear views across the southern fields within WS195 due to a lack

of intervening boundary vegetation. This area illustrates the distinct areas of settlement at Attleton Green and
Wickhambrook.

• Residents of Residential Dwellings
º Residents of Boyden Close;

Viewpoint 21

º Residents of the B1063;

4.2.46 In this view from Attleton Green, just before the private drive approaching Gaines Hall, there are clear views across

WS195 due to a lack of intervening boundary treatment. Dwellings of Wickhambrook can be discerned to the north
east set within mature vegetation.

º Residents of Mole Hill;
º Residents of Attleton Green;

Viewpoints 22 and 23

º Residents of Gaines Hall; and

4.2.47 In these long-distance views from the wider landscape, the Site is barely discernible due to distance and layers of

º Residents of Thorns Meadow.

intervening vegetation. Any development would be barely discernible at such distances.

4.3

Visual Receptors

4.3.1

The following people have been identified as potential receptors of visual effects of development of the Site.
• Users of Public Rights of Way
º Users of PRoW W-561 028/0;
º Users of PRoW W-561 013/0;
º Users of PRoW W-561 034/0;
º Users of PRoW W-561 042/0;
º Users of PRoW W-561 002/0;
º Users of PRoW W-561 003/0;
º Users of PRoW W-205 007/0; and
º Users of PRoW W-561 016/0;
• Users of Roads
º Users of Back Lane;
º Users of the B1063;
º Users of Mole Hill;
º Users of Attleton Green;
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4.3.2

The potential visibility of proposed development is consistent with the character of the local landscape due to the
urban fringe influences and presence of existing residential built form across the majority of views; furthermore,
views of proposed development can be addressed through appropriate mitigation.
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Figure 7: Visual Analysis and Locations of Representative Views.

N

Source: Ordnance Survey Crown Copyright 2020. All rights reserved. License Number 100022432
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Figure 8: Representative Views.
Source: JBA, August 2020

WS192
Residential dwellings off Boyden Close

B1063 (beyond hedge)

Back Lane

WS191

Viewpoint 1: View south across WS192 from Back Lane

Back Lane

Viewpoint 2: View north across WS191 from Back Lane

WS192
WS191

Viewpoint 3: View north across WS192 from the B1063
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Back Lane

Residential dwellings off Boyden Close

B1063

VIEWPOINT 1
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Presented FOV (HxV): 44° x 27°

Projection: Planar

Photograph Date and Time: 12.08.2020, 08:37

Camera Lens: Nikon 35mm

Visualization Type: Type 1
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VIEWPOINT 2
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Figure 8: Representative Views.
Source: JBA, August 2020

WS195
Claydon Yield-o-Meter

Viewpoint 4: View south towards WS195 from the B1063

WS195

B1063

Viewpoint 5: View south towards WS195 from the B1063

Access to Claydon Yiel-o-Meter

WS195
Claydon Yield-o-Meter

Viewpoint 6: View south towards WS195 from PRoW W-561 028/0
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VIEWPOINT 4
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VIEWPOINT 5

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020
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Claydon Yield-o-Meter

Viewpoint 7: View east towards WS195 from PRoW W-561 028/0

WS195

Mole Hill

Viewpoint 8: View west towards WS195 from Mole Hill
Mole Hill

Viewpoint 9: View north-west across WS195 from Mole Hill
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Gaines Hall

‘Julie’

WS195
‘Lynsted’
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VIEWPOINT 8

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020
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Residential dwellings along Mole Hill

B1063

Viewpoint 10: View west towards WS195 from the B1063

WS195

PRoW W-561 013/0

Claydon Yield-o-Meter

Viewpoint 11: View north towards WS195 from PRoW W-561 013/0

WS195

Residential dwellings along B1063

Viewpoint 12: View north towards WS195 from PRoW W-561 013/0
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VIEWPOINT 10
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VIEWPOINT 11
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Figure 8: Representative Views.

WS191

Source: JBA, August 2020

Residential dwellings at Boyden End on B1063

Viewpoint 13: View south towards WS191 from PRoW W-561 034/0

Viewpoint 14: View south towards the Site from PRoW W-561 042/0
Access to ‘The Gesyns’

Viewpoint 15: View east towards WS191 from the B1063
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VIEWPOINT 14
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Figure 8: Representative Views.

WS195

Source: JBA, August 2020

Claydon Yield-o-Meter

Viewpoint 16: View north towards WS195 from PRoW W-561 002/0

WS195

Claydon Yield-o-Meter

Viewpoint 17: View north towards WS195 from PRoW W-561 003/0

WS195

Claydon Yield-o-Meter

Viewpoint 18: View north towards WS195 from PRoW W-205 007/0
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VIEWPOINT 16
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VIEWPOINT 17

Enlargement Factor: 100% @ A3
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Figure 8: Representative Views.
Source: JBA, August 2020

WS192
B1063 (beyond hedge)

Viewpoint 19: View west across WS192 from Boyden Close

WS191

WS195

Dwellings descending Mole Hill

Attleton Green

Viewpoint 20: View north-west towards WS195 from PRoW W-561 016/0

Viewpoint 21: View east across WS195 from Attleton Green
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VIEWPOINT 20

Enlargement Factor: 100% @ A3
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VIEWPOINT 21
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Figure 8: Representative Views.
Site

Viewpoint 22: View west towards the Site from the A143

Viewpoint 23: View north-west towards the Site from Giffords Lane
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Site

Source: JBA, August 2020
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VIEWPOINT 23

Enlargement Factor: 100% @ A3
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5.

SUMMARY OF CHARACTERISTICS AND OPPORTUNITIES

5.1

Likely Causes of Impact

5.1.1

All landscapes have a degree of intrinsic sensitivity, however landscapes contain a range of different components
that will respond differently, subject to the type of the development that is being proposed. To inform the analysis
of impacts, judgements should be made regarding the nature of changes which arise specifically from the type of
development being considered. The following section sets out the likely causes of impacts which would occur in
relation to the proposed development incorporating residential and employment uses.

5.1.2

During the construction phase direct adverse effects to landscape components will result from changes in land
cover, vegetation and alterations to the existing topography, for example through excavation for foundations, roads
and services. This will occur alongside the provision of temporary infrastructure such as access, site compounds
and parking; the storage of materials; erection of temporary fencing/hoardings; the use of operational plant; and
general construction works. All are uncharacteristic features of the landscape, but will generally be temporary and
short-term.

5.1.3

Permanent impacts relate to the built form of residential development, incorporating highways infrastructure, and
likely to extend over a series of phases in the longer term. Other built aspects of the masterplan such as the
proposed employment land will also give rise to impacts.

5.1.4

Positive impacts will relate to formal areas of open space outside of the wider green infrastructure network and to
mitigation integrated into the proposed development (i.e. green infrastructure and strategic landscaping), including
retained trees and hedgerows (as far as possible), open space provision, SUDs, attenuation areas and new planting.

5.2

Characteristics and Opportunities

5.2.1

Landscape sensitivities / characteristics and opportunities for potential development, taking into account planning
policy context, published landscape character guidance and observations during the site visits are set out below:
Landform
• The southern extent of WS195 is particularly visible from the wider landscape of the rising valley sides.
• Opportunity to utilise landform to accomodate development within landscape, where the majority of the existing
settlement extends up to 105m AOD a transition zone between the valley and the plateau landscape character,
with Boyden End siting on the lip of the plateau landscape at 110-115m AOD, with the land rising to the north,
up to a ridge at 120m AOD. Land parcel WS191 in particular will need to consider this development pattern
characteristic.
• In general it is assumed that any development would be accommodated without significant changes to land form,
with finished floor levels broadly following the existing levels.
Green Infrastructure
• Comprised largely of field boundary hedgerows, hedgerow trees and linear belts of trees.
• Linear green infrastructure is naturally occurring, extending along existing field boundaries. There good opportunity
to retain, enhance and restore the existing network.

• Copses/blocks of woodland are frequent across the wider landscape, with potential to include some woodland
planting to break up views of any proposed development.
• The pattern of green infrastructure shows that some areas are more densely connected and continuous, with other
parts having ‘gaps/breaks’ in the green infrastructure network; enhancing these to create key green infrastructure
links/connections can be used to inform the development and landscape strategy.
Development Patterns
• Whilst Wickhambrook has historically developed organically around central greens/tyes, post-war development
adopts a more contemporary, estate-style approach. This is particularly the case along Nunnery Green/Boyden
Close to the direct east of WS192, resulting in the coalescence of Thorns, Meeting Green and Nunnery Green.
Within the wider landscape, settlement across the area is predominantly scattered, with small hamlets, individual
properties/farmsteads (including numerous Listed Buildings), connected by the historic network of local roads. As
a consequence there are few obvious ‘hubs’ of existing settlement within the wider landscape to build around in
terms of destination and any proposals would have to take into consideration the effect of coalescence.
Access and Recreation
• No Public Rights of Way pass through the Site, however to the east of WS192 lies a small area of Public Open
Space associated with Boyden Close. This provides the opportunity to create a destination around this existing
area of POS, and potentially enhances its value as a green/tye.
• The sustainable location of the Site provides the opportunity to create new links to important local assets such
as the village shop.
Openness to Public Views
• There are limited public views towards the Site due to vegetation within the valley; public views from the road
network tends to be constrained by roadside vegetation but some intermediate distance views exist.
• Where the Site is visible from Public Rights of Way, it is generally at some distance and seen in conjunction with
existing built development within Wickhambrook.
Openness to Private Views
• WS191 is open to private views from residential properties along Back Lane. The boundary treatment of these
properties generally comprises a post and rail fence which has the opportunity to be improved.
• Existing residential properties along the B1063 are relatively well contained by green infrastructure and vegetation
with limited views westwards into WS195.
• WS192 is open to private views from residential properties off Boyden Close. These views are possible from both
upper and lower storey windows.
• Individual properties are scattered throughout the wider study area and views will be available from these to a
greater or lesser degree subject to the immediate context of screening vegetation around the properties; for the
majority, views are likely to be to the immediate context only with longer distance views screened by the layers of
green infrastructure and changes in landform.
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5.

SUMMARY OF CHARACTERISTICS AND OPPORTUNITIES Continued.
Landscape Value - This sets out the relative value attached to different landscapes by society, bearing in mind
that a landscape may be valued by different stakeholders for a variety of different reasons, from national to local
level. Landscape Value is attributed to landscape receptors on the basis of any statutory designations, heritage
designations or local policy designations, combined with the assessors view on a rangie of other factors. These
include the condition of the landscape, its management and how intact its traditional features remain. They may
also include consideration of its scenic qualities, its cultural value, its interest to visitors or for recreation, and
the rarity or irreplaceability of the characteristic features within it.

Relationship with Existing Urban Area
• The Site has a direct physical and visual relationship to the existing built up area of Wickhambrook.
• Whilst the relationship to existing residential properties should be carefully considered, generally there is
opportunity to improve.
Scope to Mitigate
• As a greenfield site, there will be an inevitable degree of landscape and visual impact and it is necessary to avoid
and reduce this wherever possible.
• There is extensive scope to mitigate landscape and visual impact, much of which relates to the scale of the
proposals in themselves. These include: a landscape led approach to shaping the masterplan, avoiding impacts
by guiding development away from the most sensitive receptors; and, use of the existing green infrastructure
network to guide development and to create a framework for strategic scale landscape proposals.

6.

ASSESSING LANDSCAPE SENSITIVITY AND SUSCEPTABILITY

6.1

Principles

6.1.1

This section is used to help make judgements about the ability of the proposed Site to accomodate new residential
development. ‘The Approach to Landscape Sensitivity’ (Nat. England June 2019 (superceding Topic Paper 6 for
Landscape Sensitivity)) states that; Landscape Sensitivity is the term applied to landscape character and the
associated visual resource, combining judgements of their susceptability to the specific development type. It can be
regarded as a measure of resilience, or robustness, of a landscape to withstand specified change, without undue
negative effects on the landscape and visual baseline and their value.

6.1.2

For this the following definitions are used;
Landscape Character Sensitivity - the extent to which the proposed development can be accomodated without
unacceptable adverse effects on its character. Looking at key physical features and characteristics such as
extent and pattern of semi natural habitat, land use and enclosure pattern, quality and condition and whether the
character of the landscape would be sustained, enhanced or diminished. Effects on the landscape experience are
also assessed, relating to aesthetic factors such as scale, openess, form, line, pattern, movement and whether
these aspects would be affected positively or negatively.
Visual Sensitivity - general visibility of proposed devlopment considering views and approaches to the settlement
from principal approach roads, possible effects on distinctive skylines and effects on visually conspicous locations
such as open, flat ground or open, high or rising ground. Influences of enclosing or screening elements such
as landform, existing vegetation and built development; and visual receptors, dependent upon the location and
context of the viewpoint and viewing opportunities, the occupation / pastime of the receptor and the importance
of the view.
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6.1.3

Whilst the NPPF does not define a ‘valued landscape’, and in line with the approach taken by the European
Landscape Convention and Natural England, all landscapes are considered to have some degree of value, and
that the best-designed developments are those that respond to the character and qualities inherent in the local
landscape.

6.1.4

Recent case law in relation to NPPF paragraph 170 (CO/4082/2014 and CO/978/2016) is clear in distinguishing
designated landscapes from ‘valued landscapes’. To be considered a ‘valued landscape’, a landscape needs to
demonstrate physical attributes which take it out of the ordinary and is not merely valued by local people. Factors
which may be considered when determining whether a landscape is valued or not valued are set out within Box
5.1 of GLVIA3. These include aspects such as rarity, tranquillity, recreation value and conservation interest. Whilst
the factors listed within the box are not comprehensive, it is useful starting point for assessing if a landscape is a
“Valued Landscape”.

Sensitivity

Landscape Character / Definition
Visual Amenity

Sensitivity

Features, of good to excellent condition, which are dominant within the landscape and are

Elements of average to poor condition, that make a limited contribution to the overall character

fundamental in defining the distinct landscape character of an area.

of the area.

Important characteristics and features recognised as forming an intrinsic part of the landscape,

Features or elements that are uncharacteristic and detract from the landscape character of the

giving rise to a strong unique character and sense of place.

Landscape Character

Distinctive individual or rare features, which are likely, but not necessarily subject to statutory
Landscape Character

Landscape Character / Definition
Visual Amenity

Designations unlikely.

A landscape of strong positive and distinctive character with limited capacity to accommodate

Detracting features or elements are notable. Good opportunities for restoration and enhancement.

the development / change without affecting the baseline situation. These are likely, but not
Gardens recognised for their quality or cultural associations.

High

Views which are not recognised or have limited value, such as footpaths which are not well used.

Low

Areas of average to low visual amenity.
Detracting features may be clearly apparent.

Generally none or few detracting or uncharacteristic features. Low potential for replacement or
for mitigation.

Attention is focussed upon the activity and not the wider landscape to include;

Recognised or important views, including those identified within and protected by policy. Visual
amenity assessed as good to excellent, an area of high scenic value. These views may include
tourist destinations and those marked on maps.

A landscape of ordinary character with some evidence of erosion and limited sense of place.
Capacity to accommodate the development / change without affecting the baseline situation.

protection e.g. TPO’s or Listed Buildings and/or given significant protection by planning policy.

necessarily, statutory protected landscapes e.g. AONB, National Park, Registered Parks and

area.

Visual Amenity

•

Receptors engaged in sports or

•

Users of main roads travelling at speed, or local roads where the focus is on the road ahead
owing to level of traffic and/or the composition of views.

Designed views particularly from within and to historic landscapes/ heritage assets.
Visual Amenity

Observers whose attention or interest may be focussed on the landscape to include;
•

•

Places of work/study.

Residential properties with views from rooms occupied during daylight / waking hours
(predominantly ground floor).

•

Users of rights of way and recreation trails.

•

Users of land with public access including Open Access.

Locally important and notable features, in good to average condition with some evidence of
erosion, that contribute to the overall character of the area.
Features and elements protected by local policy.
Landscape Character

A landscape of positive character and recognisable sense of place, with some capacity to
accommodate the development / change without affecting the baseline situation. May include
local landscape designations, or other designations indicating local cultural or historic value.
Some detracting features may be present. Specific opportunities for restoration or enhancement.
Views which are locally recognised including those protected by local policy such as visually
important open space or special landscape area. Visual amenity assessed as average to good.
These views may include local destinations and well used footpath routes.

Medium

Views to or from locally important heritage assets.
Views of the landscape are part of, but not the sole purpose of activity to include;
Visual Amenity

•

Residential properties with views from rooms unoccupied during daylight / waking hours
(predominantly first floor rooms)

•

Those playing or spectating at outdoor sports or undertaking formal outdoor recreation.

•

Users of local roads where there are clear / open views across the landscape and low
levels of traffic, generally travelling at a low speed.
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Landscape Character Sensitivity
6.1.5

This assesses the extent to which proposed residential development can be accomodated without unacceptable
adverse effects on its character. Figure 9a illustrates the Landscape Sensitivity of the site.

6.1.6

This arable landscape of positive character, of good condition with sections of mature boundary vegetation of
trees and hedgerows, exhibits some fragmentation, but overall provides a sense of place. Boundary vegetation
provides important landscape features which contribute to the overall landscape character and warrant protect from
development where possible.

6.1.7

Areas of existing settlement are typically located on the lower slopes, avoiding the lip or transition zone to the plateau,
with only the occasional isolated farmstead located on the plateau. This is demonstrated through local settlement
patterns of historic origin. The majority of parcel WS191 is located within this transition zone to open plateau
character. Where there are these distinct areas of settlement and hamlets, it is important to avoid coalescence and
thus retain the character of area, such as Wickhambrook (encompassing areas known as Nunnery Green, Meeting
Green and Thorns) and Boyden End to the north as well as Wickhambrook and Attleton Green to the south.

6.1.8

Some areas of the Site to the north east are enclosed by existing mature vegetation and abut the existing area of
settlement of Wickhambrook, whilst also being located below 105m AOD, replicating the historic valley side location
of settlement. Parcel WS192 is considered an area of ordinary arable land, with some good boundary vegetation to
its northern boundary. It is also located abutting existing settlement and within the valley side. Parcel W195, where
it is located opposite Thorns on the B1063, with Thorns Meadow just to the south east, and consented agricultuural
barns to the west, screened by woodland buffer planting, is also an area of ordinary arable land within the valley
side location.

6.1.9

High Barns Grade II Listed Building at Boyden End, dating from the 17th century is set within its own garden, but
benefits from open views to the north over the rising land of the lip to the plateau. This area, whilst outside of the
garden curtilage, is considered to form part of the historic rural setting to the building, and falls within parcel WS191.

6.1.10 Gaines Hall Grade II Listed Building is to the south west of Wickhambrook and north of Attleton Green, a farmhouse

set within its own estate. Views are afforded from Mole Hill, looking to the west, across open arable fields, that also
serve as important separation as one descends Mole Hill into Attleton Green.

Visual Sensitivity
6.1.11 This assesses the general visibility and visual receptors. Figure 9b illustrates the Visual Sensitivity of the site.

Consented Buildings

6.1.12 This landscape consists of sunken lanes where tall mature vegetation meets overhead, creating more intimate and

High Sensitivity

semi-enclosed scene, especially noticeable dropping down into the valleys and tributaries of the River Glem. Views
open up to mid and longer distances as one rises up the plateau, with vegetation reducing to a single but strong
network of hedgerows and occasional trees.

Medium Sensitivity
Low Sensitivity

6.1.13 In these valley side landscapes, the visual impact of new vertical elements is increased and exaggerated by

Public Right of Way

the landform and so new buildings are likely to have an effect on both character and visual amenity of the area.
Therefore it is essential to manage this issue effectively. Built development within the transition zone identified
above would be noticeable over longer distances across the plateau and would be out of keeping with the historic
location of settlement that avoids the open plateau.
6.1.14 Areas of sensitivity include those that provide separation between Attleton Green and Boyden End, the perceived

start of Wickhambrook (encompassing areas known as Nunnery Green, Meeting Gren and Thorns) being located at
the cross roads of Mole Hill and Bunters Road, B1063 from the south, and Bunters Road from the north west where
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Notable Trees
Notable Hedgerow

Figure 9a: Landscape Character Sensitivity.
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.

N

dwellings backing onto Boyden Close and those fronting onto Bunters Road announce the start of the village.
6.1.15 Parcel WS192, located immediately adjacent to properties on Boyden Close, where receptors have proprietorial

interest from habitable ground floor as well as first floor rooms. Recpetors are likely to be residents or people who
work in the local area, whereby the screening afforded to this parcels northern boundary ensures that it is viewed
against the backdrop of the existing village edge, properties to Boyden Close and Bunters Road B1063 being
particularly prominent.
6.1.16 There is a greater perception of connection, for proposed areas of the Site that are adjacent to the existing

settlement, through movement and noise associated with village edge location.
Landscape Value
6.1.17 The Site, set within an undulating landscape consists rather ordinary arable fields, bounded by sections of good

quality mature vegetation, along with existing residential settlement to the south and eastern boundaries, and
agricultural businesses to the west. Given the assessment below, it is considered that the Site is of Medium / Low
landscape value.
6.1.18 In the context of the NPPF the Site cannot be considered to be located within a valued landscape.

Landscape Value
Landscape Quality

Definition
Medium - The landscape of the Site is of medium quality, being intensively farmed but with good sections of mature hedgerows
and individual hedgerow trees, such as oak. Only the field margins are likely to have any biodiversity, and these are limited to
relatively small sections of species poor and fragmented hedgerows.
Medium - The Site is set within an undulating landscape and presents as arable land, with some sections of good hedgerow
boundaries, typical of the local character and is subject to urbanising influences especially adjacent to the existing exposed

Scenic Quality

village edge.
There are areas from where the land rises and forms the upper slope transition zone to the plateau, where longer distance views
are afforded over open large fields of a rural landscape. The Site does not contribute any distinguishing features to the local
landscape character.

Rarity

Low / None - The Site lies within the Undulating Ancient Farmlands, with the Site presenting as a very ordinary arable field in this
respect, containing no rare element or assemblage of elements.
Low - The Site is of ordinary character in terms of arable land use with some sections of good boundary vegetation and gappy

Representativeness

Consented Buildings

hedgerow, some areas being transitional on the lip of the plateau and other areas part of the valley sides. There are no other
features associated with the site that are considered representative of this landscape.

High Sensitivity

Medium / Low – There are sections of good boundary vegetation to the fields especially to the northern boundary of WS191

Conservation
Interest

with some sections of gappy hedgerow to Bunters Road B1063. The intensively farmed agricultural fields tend to provide limited

Medium Sensitivity

ecological interest.

Low Sensitivity

The High Barn Grade II Listed Building is situated to the north west and Gaines Hall Grade II Listed Building to the south west of

Public Right of Way

the Site. The Site does not lie in close proximity to any designated Conservation Areas.

Recreation Value

Low - The Site is not subject to public access. The Site does not form a key vista in any views from Public Rights of Way within

Notable Trees

the wider landscape.
Medium / Low - The Site is noted as a rural agricultural landscape with some sense of rural village edge peaceful accord, but

Perceptual Assets

Notable Hedgerow

certainly not considered wild. Areas within the Site are subject to urbanising influences of the immediate village edge landuses
such as Claydon Yield O’Meter site, doctors surgery and residential settlement.

Associations

None - There are no known cultural or historical associations with this Site.

Figure 9b: Visual Sensitivity
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.

N
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Landscape Susceptibility
6.1.19 Landscape Susceptibility is the degree to which a defined landscape and its associated visual qualities and attributes

might respond to the specific development type without undue adverse effects on the character of the landscape
(related to landscape character sensitivity) or the way that it is perceived (related to visual sensitivity) and without
compromising the values attached to it. Figure 10 illustrates the Analysis of Susceptibility of the site.
6.1.20 The Landscape Susceptability for housing development was judged to be lowest where:

• The existing settled edges or the adjacent landscape were not distinctive, fragmented or in poor condition;
• The development would not increase the sense of urban sprawl or merge settlements when viewed from the
surrounding landscape;
• The development would have limited impacts on recreational users;
• The development would fit well with the scale and pattern of the existing settlement and landscape elements; and
• Good potential to further reduce visual impacts through strategic green infrastructure planting, and other
mitigation measures.
6.1.21 Overall the susceptibility of the landscape for housing development, is generally lower in the eastern sections of

the northern half of the Site, and higher in the more open rural landscape transition zones leading up to the plateau
where longer reaching views are experienced. To the southern half of the Site, the landscape is more susceptibile
to change where it serves as separation between areas of settlement and backdrop to the heritage assets.

Consented Buildings
High Susceptibility
Medium Susceptibility
Low Susceptibility
Public Right of Way
Notable Trees
Notable Hedgerow
Figure 10: Analysis of Susceptibility
Source: Ordnance Survey Crown Copyright 2020. All rights reserved. / JBA, August 2020.
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7.

PRELIMINARY DEVELOPMENT AND LANDSCAPE STRATEGY

7.1

Principles

7.3

General Design Considerations

7.1.1

The preliminary development and landscape strategy for the Site has considered landscape components, landscape
character and visual amenity, their sensitivity and susceptibility to the proposed development type. This has drawn
on the preliminary landscape and visual appraisal and the early identification of constraints and opportunities. This
includes:

7.3.1

General design considerations in relation to landscape and visual matters can be used to shape an appropriate
design response in relation to local landscape character and visual amenity. These include:

7.3.2

The development envelope is the area identified within which the built form and infrastructure will sit; it is a
constraint on the scale and spatial extents of the built elements of the masterplan.

7.3.3

The development envelope will be defined by a series of smaller parcels, each responding to the landscape
constraints and opportunities such as the need to retain existing vegetation structure of hedgerows, hedgerow trees
and tree/woodland belts.

• Ensuring that landscape forms a cohesive framework for new development and that it is well integrated into the
surrounding landscape; and

7.3.4

The development parcels also have the opportunity to shape connectivity across the wider site area and its
integration with the surrounding landscape context.

• Applying an overarching green infrastructure strategy across all proposed parcels of land.

7.3.5

In order to minimise effects on landscape character and improve settlement setting, the edge of built development
across all parcels should not extend right up to existing field boundaries. Some linear green space (most likely
associated with access lanes to the frontages of properties) should be retained where possible.

• Considering the relationship between the existing settlement fringe and the proposed development and the
adjacent countryside;
• Considering the relationship and separation between the various areas of settlement, especially Wickhambrook
to Boyden End to the north and Wickhambrook to Attleton Green to the South.

7.1.2

7.1.3

Development envelope

Adopting this approach ensures that the preliminary development and landscape strategy incorporates mitigation as
an inherent component of the design, intending to avoid or reduce the adverse effects of a development proposal
from the outset.
The principles for mitigation measures aim to:

Existing and proposed green infrastructure
7.3.6

Analysis of the existing green infrastructure network has identified a series of strategic green infrastructure links.
In response to this analysis the development parcels have been shaped by the existing field pattern, including their
enclosure by hedgerows and tree belts. This ensures that the existing vegetation, and the scale and pattern of the
landscape, is integrated into the layout and that existing green infrastructure across the Site is largely retained.

7.3.7

The masterplan will work with the existing scale and pattern of the local landscape character by creating a series of
smaller development parcels which together form the overall development envelope. These create a layout which
retains as much existing green infrastructure as possible, works with the landscape and adds a natural permeability
to the overall massing of the wider development envelope.

7.3.8

Retained green infrastructure will be reinforced and enhanced through additional landscaping and improved
management; the aims of which will consider location, function and also biodiversity objectives. The approach
includes consideration of ‘stand offs’ to trees and hedgerows which will help to avoid potential impacts on the root
protection zones of these elements, helping to ensure they are retained in the long term.

7.3.9

Notwithstanding the results of any detailed arboricultural surveys, to ensure the protection of existing strategic
vegetation existing hedgerows should be safeguarded with a minimum 5m buffer, with a 10-15m zone to ensure the
protection of mature hedgerow trees.

• Conserve and enhance the landscape character of the surrounding landscape;
• Retain as far as possible and enhance existing landscape elements and features;
• Optimise protection and screening for visual receptors; and
• Avoid loss or damage to retained landscape elements and features (consequently also conserving and enhancing
ecological fabric).

7.2

Preliminary Development and Landscape Framework

7.2.1

The preliminary development and landscape strategy for the Site area has been informed by reference to the
landscape and visual analysis (refer to Figures 5, 7, 8 and 9).
Overview

7.2.2

7.2.3

In the context of the wider landscape around Wickhambrook, the Site forms part of a transition area between the
wider countryside and the built up area of Wickhambrook. Coupled with this is the consistent pattern of the mixed
agricultural land uses across the study area and the framework of hedgerow field boundaries and occasional
hedgerow tree belts/hedgerow trees. Together this creates a coherent sense of character, but one that gradually
changes in response to the adjacent settlement.
Considerations of susceptibility in terms of the proposed development, reflects the historic settlement pattern of the
village, including the concentration of built development around historic greens/tyes. The preliminary development
strategy for the Site has been carefully considered to ensure no coalescence between existing greens/tyes.

7.3.10 There will inevitably be some limited losses of vegetation across the Site however, overall, these losses will be

balanced with extensive areas of new landscape planting and ecological enhancement areas. This will include a
tree lined ‘green link / boulevard’ along the principal access with skyline trees and areas of open space / amenity
areas, which will provide a green corridor through the development, breaking up the built form in views from the
wider landscape.
7.3.11 The strategy for existing and proposed green infrastructure will provide an immediate landscape structure which

mitigates potential landscape impacts and will help to reduce or eliminate visual impacts.
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7.

PRELIMINARY DEVELOPMENT AND LANDSCAPE STRATEGY Continued.

Public access
7.3.12 Whilst the Site is currently not subject to public access (with the exception of employees at Claydon Yield-o-

Meter), there is a substantial opportunity to create new connections through a range of different links. These will
be focussed on promoting a variety of uses including walking and cycling and draws on potential destinations in the
wider landscape.
Landscape and detailed design
7.3.13 The detailed design stages can be tailored to include a high quality landscape scheme, including both public open

space and private green space.
7.3.14 Areas of private garden space and the internal street scene have the capacity to include street and garden trees,

as will parts of the public realm in the educational and employment areas of the masterplan. Over time these will
contribute to the green infrastructure framework across the site, enhancing the character and integration of the Site
with the surrounding landscape context, and providing screening in views from higher ground to the west.
7.3.15 At detailed design the selection of species for trees and woodland will refer to native species and as well as those

present in the context of the local landscape character.
Summary
7.3.16 Together these principles place a particular emphasis on green infrastructure across the site (including strategic

landscape planting and open spaces) and the role that landscape characteristics and green infrastructure have in
determining an appropriate boundary to the settlement edge.
7.3.17 The aims and principles can be taken forward through an iterative approach to inform an evolving design process

at an increasing level of detail through the planning process.
7.3.18 It is considered that, with an appropriate approach to mitigation and the implementation of a robust landscape and

green infrastructure strategy, a residential masterplan on the site will be well contained both physically and visually
and will show clear defensible boundaries.
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8.

SUMMARY AND CONCLUSION

8.1

Summary

8.1.1

This Landscape Statement has been prepared to determine the constraints and opportunities in respect of potential
development of three parcels of land in Wickhambrook, Suffolk. The document has addressed the following landscape
resources and visual receptors:
• Landscape character, including physical landscape features and elements; and

8.3

Likely Effects

8.3.1

Effects on landscape character will occur at a site level and its immediate landscape context and have little influence
on the character of the wider landscape.

8.3.2

The nature of visual effects is such that the greatest degree of effect will be from locations directly adjacent to the
site; from the wider countryside, the effects will be much reduced due to the limited visibility, existing context of the
settlement edge and mitigation inherent in the proposed development which, over time, will help to integrate the
proposed development into the landscape.

8.3.3

The preliminary development and landscape strategy aims to maintain and enhance the existing green infrastructure
network and provide a series of proposals for existing and green infrastructure and open space that respond to local
landscape characteristics.

8.3.4

Consequently, the use of existing landscape components to guide the landscape strategy and subsequent
augmentation of these components can create a high-quality environment which respects the character of
Wickhambrook and the wider countryside.

8.4

Summary of Characteristics and Opportunities

8.4.1

The report identifies the key constraints and opportunities present on the Site and surrounding landscape with the
analysis, in the context of the specific nature of the type of development being considered, informing the inherent
proposals for landscape mitigation. These include:

• Views and visual amenity experienced by residents, recreational users (including visitors and tourists) and road
users.
8.1.2

The report has determined the landscape and visual constraints and opportunities regarding the wider site area
and its landscape context. The analysis will influence the assessment of the development potential of the wider site
area, to inform master planning and the identification of developable areas.

8.2

Baseline Conditions

8.2.1

The area (approximately 25.4ha) is irregular in shape and comprises three principal areas of land, WS191, WS192
and WS195, as well as the extra parcel to the immediate north of WS195, which are separated by Back Lane and
the B1063 respectively.

8.2.2

The Site lies outside of the current settlement boundary and in planning terms is classified as ‘countryside’, however
all three parcels directly abut the existing settlement boundary, with the extra parcel abutting the existing Claydon
farm business. The land use of the Site is predominantly arable, set across regular field enclosures which become
slightly smaller in scale in close proximity to the settlement edge. In the wider landscape, arable land continues to
dominate; with some small areas of woodland present.

8.2.3

Parcel WS195 encompasses a number of existing agricultural buildings, workshops and nissen huts as well as areas
of hardstanding for storage and parking. There is currently no built development on parcels WS191 or WS192.

8.2.4

Vegetation on the Site is largely limited by the arable land use; field enclosures are defined to a degree by hedgerows
and tree belts however these are fragmented in places, with some of the fields subject to post-war intensification
and hedgerow removal. In the wider landscape field boundaries are defined by mature and continuous hedgerows
and also by linear belts of trees and woodland.

8.2.5

8.2.6

At the county level (Suffolk Landscape Character Assessment) the Site lies within the Undulating Ancient Farmland
Landscape Character Area (LCA 23). This is a largely arable landscape, described as ‘a landscape of ‘undulating clay
farmland, with frequent low hilltops dissected by small streams flowing south into the river Stour. The characteristic
land cover is arable farmland divided by an irregular sinuous field pattern, and scattered with ancient woodland.
The historic field pattern is often degraded by later boundary rationalisation. There are a few discreet areas of
regular fields arising from the enclosure of mediaeval deer parks’. The historic settlement pattern of Wickhambrook
is considered to be particularly sensitive to change.
The combination of relatively gentle topography, the elevation and location of the Site, and numerous substantial
woodland belts means that the Site is well screened from many potential viewpoints. The visual envelope comprises
open countryside with scattered settlement and hamlets. The principal views towards the three parcels are from the
local road network and adjacent residential properties. From the wider landscape, whilst visible, the Site is generally
seen in conjunction with existing built development.

• Existing vegetation on the Site boundaries which creates a strong Green Infrastructure framework;
• The organic settlement pattern of Wickhambrook which has emerged around a series of greens/tyes and includes
areas of separation;
• The physical and visual relationship between the Site and existing urban area, particularly the interface between
WS192 and Boyden Close; and
• Views and visibility - with all three parcels visible to a varying degree from the local road network and Public
Rights of Way.
8.4.2

These over-arching principles set the framework for the areas which are proposed for development. Each of these
can be subject to a greater level of detail regarding masterplanning to identify additional detailed considerations
through the planning process.

8.5

Conclusion

8.5.1

Notwithstanding some degree of landscape and visual impact, development of the Site can come forward based on
a sensitively designed mixed-use scheme with only limited landscape and visual effects at a localised level. Such
impacts can successfully be avoided or reduced through effective mitigation at the detailed design stage.
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1.

INTRODUCTION

1.1

This Access Appraisal (AA) has been prepared by Paul Basham Associates on behalf of E.T.
Claydon and Sons to review the access and development opportunities and constraints
for 3 sites in Wickhambrook. The sites are identified within the West Suffolk Council
(WSC) Strategic Housing and Economic Land Availability Assessment (SHELAA) as sites
WS195 (15 Hectares), WS193 (1.3 Hectares) and WS191 (9.1 Hectares). The locations of
the sites are demonstrated in Figure 1.

Figure 1: Site Locations
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1.2

To support this access appraisal and consider the highway opportunities and constraints,
a site visit was undertaken on Wednesday 12th August 2020.

1.3

This AA will assess the highway opportunities and constraints to developing the sites for
residential or commercial use and will identify potential access options. The remaining
sections of this AA will include the following:
•

Planning Policy and History

•

Existing Conditions;

•

Opportunities and constraints of the access to the sites;

•

Trip generation;

•

Access location and design.

Paul Basham Associates
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2.

SITE ACCESSIBILITY

2.1

The three sites are located within a rural setting in the village of Wickhambrook, Suffolk
and are approximately 17km south west of Bury St Edmunds. The sites will be referred to
as Sites 1, 2 and 3 in the following sections of the report as demonstrated within Table 1.
The location of the sites is shown within Figure 2.
Site Code

Site Name

Site Area (Ha)

WS195
WS192
WS191

Site 1
Site 2
Site 3
Table 1: Summary of Sites

15 Hectares
1.3 Hectares
9.1 Hectares

Figure 2: Site Conditions

2.2

Wickhambrook benefits from a number of amenities and facilities within close proximity
to the sites which would prevent residents from needing to travel to other villages for
facilities. The approximate distance and travel time from each site access to the
amenities and facilities are demonstrated in Table 2. Walking and cycling times have been
based on an average walking speed of 80m per minute and cycling at 240m per minute.

2.3

Each amenity and the shortest distance to access it has been recorded however some of
these routes to the amenity would involve off-site highway works to establish pedestrian
and cycle infrastructure connections to the existing network. These routes are marked
with a * and improvements to these routes will need to be considered.

Paul Basham Associates
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Distance

Amenity

Walking Time (Minutes)

Cycling Time (Minutes)

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Convenience Store

500m

500m*

1km *

6

6

13

2

2

4

Bus Stop

500m

500m*

1km*

6

6

13

2

2

4

Petrol Station

500m

500m*

1Km*

6

6

13

2

2

4

Church

700m*

900m*

900m*

9

11

11

3

4

4

Wickhambrook Primary School

500m

700m*

1.1km*

6

9

14

5

3

5

Public House

800m*

1km*

750m*

10

13

9

3

4

3

Doctors Surgery

1km*

1.1km*

800m

13

14

10

4

5

3

Tennis Court

300m

700m*

1km*

4

9

13

1

3

4

Bowls Lawn

300m

700m*

1km*

4

9

13

1

3

4

Wickhambrook Social Centre

250m

550*

1km*

3

7

13

1

2

4

Table 2: Distance to local amenities and facilities in Wickhambrook with walking and cycling times

2.4

The village is largely self-sustainable with residents having access to key facilities such as
a doctor’s surgery and convenience stores without having to leave Wickhambrook. The
proposed development sites should be integrated into the village in order to improve the
offering and take up of these existing facilities as well as providing additional housing and
places of work as a service hub. The local facilities are demonstrated in Photographs 1
and 2.

Photograph 1: Local Social Centre

Photograph 2: Local Convenience Store

Local Road Network
2.5

The local road network within Wickhambrook currently serves a number of residential
dwellings, Wickhambrook Primary Academy and the main employer in the Village,
Claydon-Yield-o-Meter, an agricultural manufacturer. Many of the roads within the local
area are rural in nature with hedging either side of the carriageway and limited highway
verge.
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Bunters Road
2.6

The three sites all front onto the B1063 which varies in width from 5-6m and is subject to
a 30mph speed limit. This road provides access to the A143 and the village centre to the
south and Ligate, Ashley and Newmarket to the north. From the A143 Bury St Edmunds is
accessible 17km north east and from here the A14 and A134 is accessible which are key
routes for HGV vehicles coming to and from the village. The existing conditions on
Bunters Road are demonstrated in Photograph 3.

Photograph 3: Existing Road Conditions on Bunters Road

Back Lane
2.7

Back Lane borders sites 2 & 3, and measures approximately 4m in width. It is subject to a
30mph speed limit to the east then progressing into a 40mph speed limit to the west. The
narrow nature of the carriageway is not conducive to two-way vehicle movement,
however speeds and volume of traffic on this route are likely to be low. The conditions on
Back Lane are demonstrated in Photograph 4.

Photograph 4: Existing Road Conditions on Back Lane

Paul Basham Associates
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Wider Road Network
2.8

To the south of Wickhambrook runs the A143 which is on average approximately 7m in
width. The A143 provides a strategic route to Bury St Edmunds to the north east and
Haverhill to the south west. The established nature of the road makes it suitable for
larger industrial vehicles to use to access Wickhambrook and the wider area.

2.9

From Bury St Edmunds the A14, A134 and the A143 are all accessible. The A14 providing
strategic routes to Cambridge and Kettering to the west and Ipswich to the east. The
A134 provides direct route to Thetford and King’s Lynn while the A143 provides a route
to Gillingaham and access to link roads to Norwich via the A140.

2.10

From Haverhill the A1017 is accessible. To the west of Haverhill, via the A1017 the A11
can be reached which provides a strategic route to Bishop’s Stortford to the south which
later joins with the M11 into London. Alternatively, to the east of Haverhill via the A1017
the A131 can be accessed providing routes to Braintree and Chelmsford.

2.11

The proximity and nature of the strategic road network to Wickhambrook means the
village is more accessible than other neighbouring villages. For this reason, despite being
rural in nature the village provides access to larger agricultural and industrial vehicles on
a daily basis and the principle of this kind of development in the village is established. The
surrounding area provides high connectivity to a wide range of destinations including
London, Norwich and Bury St Edmunds.
Pedestrian Facilities

2.12

Within the vicinity of all three sites there are pedestrian facilities currently in place. Along
the B1063 carriageway there is a footway on its north side spanning approximately 800m
from the residential dwellings to the north and down to Shop Hill in the south. This
provides access to Wickhambrook Primary Academy, bus stops and a convenience store.
This footpath varies in width but averages approximately 1.5m. The conditions on this
footway are demonstrated within Photographs 5 and 6.

Paul Basham Associates
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Photograph 5: Existing footway Conditions on Bunters
Road

2.13

Photograph 6: Existing footway Conditions on Bunters
Road

The footpath along Bunters Road, demonstrated in Photographs 5 and 6 extends to the
end of the dwellings situated along the north of Bunters Road and to the east of site 2.
Although the footpath ends at site 2’s boundary it provides a safe and convenient route
from site 2 into the village, providing access to the primary school, bus stop and
convenience store.

2.14

Cemetery Road is flanked with a footway along the east side of the carriageway
measuring approximately 2m in width. This footway ends at Wickhambrook Memorial
Social Centre and provides access to WI (Women’s Institute) Hall.

2.15

There are a number of public rights of way (PROW) (public footpaths, bridleways and
restricted byways) providing access around the village and to the wider area. These are
demonstrated in Figure 3. Two of these are within close proximity to site 1. There is also a
bridleway (highlighted blue) just south of the village centre and a byway running from the
village centre up to the north of the village (shown in red).

2.16

One PROW runs alongside site 2 providing a route along the east side of the site and
running north to south. This provides access into the residential area of Wickhambrook
along Nunnery Green, Boyden Close, Croft Close and out onto Back Lane. The PROW
conditions are demonstrated in Photographs 7 and 8.
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Figure 3: Local Public Rights of Way

Photograph 7: Back Lane PROW

Photograph 8: Back Lane PROW

Cycle Facilities
2.17

The closest National Cycle Network (NCN) route to Wickhambrook is route 51 which is
accessible from Newmarket and Bury St Edmunds. From Bury St Edmunds route 51
provides access to Ipswich to the east and also connects to the NCN route 1. Route 1
spans to Colchester and Chelmsford to the south of Ipswich and Great Yarmouth and
Hunstanton to the north. NCN route 51 connects to NCN route 11 from Newmarket
providing access to Ely to the north and Saffron Waldon to the south.

Paul Basham Associates
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2.18

The rural nature of the roads within the village are not necessarily conducive to cyclists
due to the poor visibility at traffic junctions and around bends in the minor roads.
However, typically in rural locations the volume and speed of traffic is reduced and given
the size of the village and amenities available within a short cycle, opportunities to
encourage and facilitate safe cycling should be explored further.
Local Bus Network

2.19

There are a number of bus stops located around Wickhambrook, with the north and
southbound Thorns Close bus stops being closest to all three sites. Both site 1 and site 2
are located 500m from the bus stops and accessible via a 6-minute walk or 2 minute cycle
while site 3 is located 1km from the bus stop, accessible via a 12 minute walk or 4 minute
cycle. The local bus services are demonstrated in Tabl3.

Service
14
14A
14B

2.20

Operator
Stephensons of
Essex
Stephensons of
Essex
Stephensons of
Essex

Route

Monday- Friday

Bury St Edmunds10:46 and 15:44
Haverhill
Bury St Edmunds16:28
Haverhill
Haverhill- Bury St
07:52
Edmunds
Table 3: Summary of Local Bus Services

Frequency
Saturday

Sunday

10:46 and 15:44

No Service

No Service

No Service

No Service

No Service

Table 3 demonstrates that the public transport within Wickhambrook provides direct
services to the two closest towns Bury St Edmunds and Haverhill. This provides residents
with the facilities to use public transport to travel to and from these locations for work
and leisure purposes without the need for the use of private vehicles.
Personal Injury Accident Data

2.21

Analysis of Personal Injury Accident (PIA) data retrieved from Crash Map reveals there
have been 5 slight incidents within the most recent 5-year period (2015- 2019) in
Wickhambrook. The locations of these incidents in relation to the three sites are
demonstrated in Figure 4 with the incident reports attached as Appendix A.

Paul Basham Associates
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Figure 4: Personal Injury Accident Data

2.22

Upon further review of the two incidents within the vicinity of site 1 there does not
appear to be any patterns within the incidents occurring at different times of the day in
different years. The incidents do not appear attributable to highway design with vehicles
proceeding normally along the carriageway. This would indicate that there are no existing
highway safety concerns that would be exacerbated as a result of the developments or
pose a threat to future site users.

Paul Basham Associates
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3.

LOCAL PLANNING HISTORY
West Suffolk Council (WSC) SHELAA

3.1

The three sites identified within this AA feature in the West Suffolk Strategic Housing and
Economic Land Availability Assessment (SHELAA) which considered these sites as
acceptable for development within the Wickhambrook area.

3.2

Site 1 was also confirmed as available in May 2019 with a proposed residential use. It has
been stated that there are no significant constraints, however further assessment would
be required to understand other environmental issues. The site is also located adjacent to
trees protected by a tree preservation order and to a listed building. Further assessment
is required.

3.3

Site 2 was also confirmed as available in May 2019 which has a proposed residential use.
It has been stated that there are no significant constraints, however further assessment
would be required to understand other environmental issues.

3.4

Site 3 was identified in a call for sites in December 2015 which has a proposed residential
use. It has been stated that there are no significant constraints, however further
assessment would be required to understand other environmental issues.

3.5

There have been several planning applications in the recent years within Wickhambrook.
It is important to be aware of and consider these applications and how these might affect
development of the three sites and any future highway considerations.
Nearby Planning Applications

3.6

In August 2018 a planning application was approved for the ‘erection of 23 dwellings and
associated infrastructure’ on land west of Cemetery Road (ref: DC/17/1721/FUL). As part
of this the planning officer highlighted the importance of pedestrian and cycle links.

3.7

In March 2014 a planning application was submitted for ‘Erection of (i) 1 no. new weld
shop building (ii) 1 no. new assembly and office building (iii) extension to existing assembly
building to provide office space (following the demolition of 5 no. existing buildings) and
(iv) provision of additional hard surfacing, vehicle parking and comprehensive landscaping
scheme’ at Claydon Yieldometer (ref: DC/14/0579/FUL). The planning application was
refused in September 2014 and later permitted at appeal. A similar planning application
was submitted in February 2015 with a lower increase in floor area (ref:
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DC/15/0194/FUL) which was permitted in April 2015 after being recommended for
approval at committee. The highway comments associated to both of these applications
regarding HGV movements and traffic generation in Wickhambrook should be considered
at a later planning stage.

Paul Basham Associates
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4.

ACCESS OPPORTUNITIES AND CONSTRAINTS
Site 1 Access Options

4.1

Site 1 is bordered by agricultural land to the south east and north west and by the
Claydon Yield-o Meter Ltd site to the west. To the north east the site is bordered by the
B1063. The site has three potential access points: from the frontage onto the B1063, to
the north onto the Claydon Yield-o-Meter site access road and to the south east of the
site onto an unnamed road which connects down to Attleton Green.

4.2

A vehicular access connection from Site 1 to the south east is not deemed to be
appropriate given the nature of the unnamed road to which access would be provided
onto. This unnamed road is narrow at approximately 4m restricting two way vehicle
movement and its curvature results in poor visibility. The connection onto the B1063 at
Thorns Corner is also restricted in visibility and could raise highway safety issues.
Furthermore there is currently no pedestrian facilities or footway connections on this
route and the speed limit of the road is unrestricted which would result in greater
visibility splay requirements which appear to be unachievable.

4.3

It is also understood from discussions with the arboriculturalist that trees and vegetation
along this boundary may be difficult to remove. For this reason access onto this road is
considered inappropriate.

4.4

It may be possible to provide access into the site from the existing Claydon Yield-o-Meter
site access road. This access has the benefit of being an existing route for larger vehicles
and therefore the principle of access has been established. However, from an initial
review it appears that visibility from this access point may be restricted and therefore any
significant intensification of this access may result in unachievable visibility. This option
could be explored further if required.

4.5

The most appropriate location for vehicular access is considered to be from a new access
point directly onto the B1063 (Bunters Road) along the north eastern boundary of the
site. The conditions on Bunters Road within this access location are shown within
Photograph 9.
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Photograph 9: Conditions on Bunters Road

4.6

Thick hedgerow provides the boundary between the site and the Bunters Road
carriageway and very little highway verge is evident. For this reason significant loss of the
hedging on this boundary is likely in order to achieve the required visibility splays on this
route. The impact of the removal of this hedgerow should be discussed with ecological
and landscape team members.

4.7

The speed limit in this location is 30mph and the carriageway is in a relatively straight
alignment. In accordance with the speed limit visibility splays of 2.4m x 43m would be
requested by the highway authority to provide safe access to the site. In order to achieve
this an access would be located centrally along the frontage to avoid the bend in the road
to the south east and the residential properties to the north west.

4.8

An indicative site access position is shown within Appendix B, this appears to
demonstrate that visibility and access should be achievable in this location, however this
is subject to further investigations through the purchase of highway boundary
information, ATC surveys and eventually detailed design on topographical mapping.

4.9

Site 1 appears to be the most suitable for industrial uses and larger vehicle access given
that this principle has already been established through the access to the Claydon Yieldo-Meter site further along Bunters Road. In order to provide access to this use the access
should be provided with a road width of 8m supported by radii of 15m, depending on the
size of the vehicles requiring access.

4.10

As previously mentioned a footway is present on the northern edge of the Bunters Road
carriageway, and in order to provide a safe and continuous pedestrian link into the village
centre, a connection and crossing point would most likely be required through the
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development of Site 1. It may also be necessary to provide a footway along the site
frontage on the southern edge of the carriageway in order to support this connection.
Site 2 Access Options
4.11

Site 2 is bordered by Back Lane to the north east, residential dwellings to the south east,
Bunters Road to the south west and agricultural land to the north west. The site could be
accessed onto Back Lane and Bunters Road.

4.12

Bunters Road (B1063) provides the most logical place for vehicle access into Site 2. The
frontage of the site is still to be determined but at present it is understood that this
extends for c.150m.

4.13

An existing agricultural access is provided into the site which could be utilised for a
formalised access point, this is shown in Photograph 10. The speed limit along the site
frontage changes from 30mph to 40mph and although the existing agricultural access is
within the 30mph zone a speed survey will clarify the actual speeds in this location. For a
speed limit of 30mph visibility splays of 2.4m x 43m are required, in this case it appears
(subject to highway boundary mapping) that this would be achievable as shown within
Appendix C. However for a speed limit of 40mph visibility splays of 2.4m x 120m are
required and given the available site frontage this may be challenging to achieve. For this
reason the speed survey data is crucial to the assessment of providing the access in this
location. It is once again noted that the majority of hedging along this site boundary
would be required to be removed as part of the implementation of any access in this
location. Existing visibility is shown in Photographs 11 and 12.

Photograph 10: Existing Agricultural Access on Bunters Road
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Photograph 11: Visibility onto Bunters Road from Site 2

4.14

Photograph 12: Visibility onto Bunters Road from Site 2

Site 2 is considered suitable for residential development given its proximity to the village
boundary. To support this residential use an access of between 5.5m and 6m in width
should be provided with radii of 6m as shown within Appendix C.

4.15

If residential development is sought on Site 2 it will also be important to provide safe
pedestrian access to and from the site into the village. It is noted that a footway along
Bunters Road terminates at the site frontage. Dependant on the available land within the
highway and the site frontage this should be extended along the site boundary and into
the development.

4.16

An additional pedestrian access connection is provided to the north of Site 2 via Back
Lane into the existing residential development at Boyden Close. Should the site be
developed a connection into this footway should be made to improve connectivity and
permeability.

4.17

A further vehicle access could also be provided from Site 2 into Site 3 through Back Lane.
Given the rural nature of Back Lane the implementation of a crossroads in this location
will likely result in priority being given to vehicles travelling between Site 2 and 3. Vehicles
travelling from Site 3 will be encouraged to travel through Site 2 and access onto the
B1063 instead of travelling through Back Lane which is considered unsuitable for
additional traffic flow. The provision of this alternative to Back Lane could be seen as an
overall betterment to the existing highway situation.

4.18

Given the speed and volume of traffic on Back Lane the visibility requirements are likely
to be lower than those at other access points, although the bend in the road at the point
at which Sites 2 and 3 front onto Back Lane is not conducive to achieving significant
visibility. The visibility at this point is shown in Photographs 13 and 14. It should be noted
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however that if the priority at this junction changes then a continuous through road
between Site 2 and 3 could be provided and visibility splays would not be required.
4.19

The potential to provide a link road from the B1063 through Site 2 to Site 3 should be
explored further and could be an attractive option to serve limited development in the
south eastern corner of Site 3. This would be particularly relevant given the potential
access constraints of a separate vehicle connection onto the B1063 from Site 3 at the
north western corner of the site.

Photograph 13: Visibility onto Back Lane from Site 2

Photograph 14: Visibility onto Back Lane from Site 2

Site 3 Access Options
4.20

Site 3 is the most northerly located site and is bordered by agricultural land to the north
and east, and Back Lane and Bunters Road (B1063) to the south and west of the site. The
site has two potential access locations on Back Lane and Bunters Road, conditions of
which are summarised in the subsequent paragraphs of this section.

4.21

The north west of Site 3 fronts onto Bunters Road (B1063) which measures
approximately 6m in width and is subject to a 40mph speed limit in this location. It may
be that speed survey results would show lower vehicle speeds given the rural nature and
curvature of the road in this location.

4.22

The frontage is dominated by thick hedging and vegetation as well as a ditch which would
have to be culverted in order to provide access. The ditch however would present issues
in terms of the implementation of a footway along the boundary of the site. However
regardless of whether a footway can be achieved along the site frontage there is
currently no existing pedestrian infrastructure provision along the B1063 in the vicinity of
the site to connect into. It is therefore unlikely that a safe pedestrian route from this
frontage can be established.
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4.23

Visibility from this site frontage also appears to be problematic, depending on the
recorded vehicle speeds. In accordance with the speed limit 2.4m x 120m of visibility
should be provided in both directions to the kerbline. However, the frontage itself only
measures c.100m with what appears to be very limited highway verge and neighbouring
property boundaries abutting the carriageway. The visibility situation at this point is
shown within Appendix D.
Summary

4.24

In summary vehicle access points from Site 1 and Site 2 directly onto the B1063 are
considered to be achievable, along with a link road connecting Site 2 and 3 via Back Lane,
subject to further information from speed surveys and highway boundary mapping.
Pedestrian access connections are also achievable subject to land ownership at each of
these points.

4.25

Visibility and pedestrian connections from the Site 3 frontage onto the B1063 are
considered challenging and should be investigated further once speed surveys have been
undertaken.

4.26

Site 1 is considered the most suitable for industrial or commercial use given the
neighbouring industries, whereas Site 2 is considered well located for residential
development to make use of pedestrian connections and fully integrate into the village.
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5.

TRIP GENERATION

5.1

The scale of development and use for the three sites is yet to be determined. In this case
an estimation of the trips generated by the sites will be carried out for a range of scales
of residential, commercial and office development.
Residential Trip Rates

5.2

To estimate the number of vehicle trips which would be generated by a residential use at
either one of the sites, the TRICS database has been consulted using land use
‘Residential: Houses Privately Owned’. The following parameters were used to generate
the trip rate:

5.3

•

‘Residential: Houses Privately Owned’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a Neighbourhood Centre location;

•

Surveys undertaken on weekdays only;

•

20-120 units; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on 25 to 100
residential dwellings occupying any of the sites. The trip rates have been calculated in 10
dwelling increments to allow for a robust assessment of the potential developments. The
results are demonstrated in Table 4 with full outputs attached as Appendix E.

TRICS v.7.7.2

AM Peak (0800- 0900)
Arrivals
Departures

Vehicle Trip Rate
(Per Unit)
10 units
20 units
30 units
40 units
50 units
60 units

Paul Basham Associates

0.170
1.70

PM Peak (1700- 1800)
Arrivals
Departures

0.309

0.251

3.09

2.51

5
3.40

6.18

5.10

5.02

9.27

1.46

41.86
42
83.72
84
125.58
126
167.44
167
209.30
209
251.16
251

2.92

7.53

4.38
12

12.36

10.04

19
8.50

4.186

8

114
6.80

0.146
4

10

5.84
16

15.45

12.55

24

7.30
20

10.20

18.54
15.06
8.76
29
24
Table 4: TRICS Trip Generation Outputs for Residential Use
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5.4

Table 4 demonstrates that dependant on the scale of development it is anticipated that
the residential development could generate up to 29 vehicle trips in the AM peak and 24
in the PM peak with 251 vehicle trips to be generated over a 12 hour period.
Commercial Trip Rates

5.5

To estimate the number of vehicle trips which would be generated by the proposal of
Office (B1) units at either one of the two suitable sites, the TRICS database has been
consulted under land use ‘Employment: Office’. The following parameters were used to
generate the trip rate:

5.6

•

‘Employment: Office’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

186sqm- 1800sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B1 office
units of 500sqm to 2000sqm occupying any of the sites. The trip rates have been
calculated in 500sqm increments to allow for a robust assessment for the potential
development. It should be noted that the number of sites returned by the TRICS database
was limited. The results are demonstrated in Table 5 with full outputs attached as
Appendix E.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm
2000sqm

5.7

AM Peak (0800- 0900)
Arrivals
Departures
2.568
12.84

PM Peak (1700- 1800)
Arrivals
Departures

0.151

0.101

0.76

0.51

14
25.68

1.15

38.52

1.01

17.423

8.31

87.115
87
174.23
174
261.345
261
348.46
348

16.62
18

2.27

1.52

41
51.38

1.662
9

27

24.93
26

3.02
2.02
54
35
Table 5: TRICS Trip Generation for B1 Office Use

Total Daily Trips

33.24

Table 45 demonstrates that dependant on the scale of development it is anticipated that
office space of up to 2000sqm could create 54 vehicle trips in the AM peak and 35 vehicle
trips in the PM peak with 348 vehicle trips to be generated over a 12 hour period.

Paul Basham Associates

20

1012.0001/AA/2

Commercial Trip Rates
5.8

To estimate the number of vehicle trips which would be generated by the proposal of
Industrial (B2) units at either one of the sites, the TRICS database has been consulted
under land use ‘Employment: Industrial Unit’. The following parameters were used to
generate the trip rate:

5.9

•

‘Employment: Industrial Unit’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

150sqm- 3000sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B2
industrial units of 500sqm to 2000sqm occupying any of the sites. The trip rates have
been calculated in 500sqm increments to allow for a robust assessment for the potential
development. The results are demonstrated in Table 6 with full outputs attached as
Appendix E.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm
2000sqm

5.10

AM Peak (0800- 0900)
Arrivals
Departures
0.478
2.39

PM Peak (1700- 1800)
Arrivals
Departures

0.159

0.068

0.80

0.34

3
4.78

1.59

7.17

0.296

5.054

1.48

25.27
25
50.54
51
75.81
76
101.08
101

2
0.68

6

2.96
4

2.39

1.02

10

4.44
5

9.40

3.18
1.36
13
7
Table 6: TRICS Trip Generation for B2 Industrial Use

Total Daily Trips

5.92

Table 46 demonstrates that dependant on the scales of development it is anticipated that
an Industrial unit space of up to 2000sqm could create 13 vehicle trips in the AM peak
and vehicle trips in the PM peak with 101 vehicle trips to be generated over a 12 hour
period.
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5.11

To estimate the number of vehicle trips which would be generated by the proposal of
Warehouse (B8) units at either one of the sites, the TRICS database has been consulted
under land use ‘Employment: Warehousing Commercial’. The following parameters were
used to generate the trip rate:

5.12

•

‘Employment: Warehousing Commercial’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in an Edge of Town Centre location;

•

Surveys undertaken on weekdays only;

•

200qm- 3000sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B8
Warehousing Commercial units of 500sqm to 2000sqm occupying any of the sites. The
trip rates have been calculated in 500sqm increments to allow for a robust assessment
for the potential development. It should be noted that the number of sites returned by
the TRICS database was limited. The results are demonstrated in Table ble 7 with full
outputs attached as Appendix E.
AM Peak (0800- 0900)
Arrivals
Departures

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)

0.580
2.90

500sqm

5.80

0.182

1.75

0.91

3.49

1.82

8.70

9.475

2.38

47.38
47
94.79
95
142.19
142
189.58
190

4.75
7

5.24

2.73

14

7.13
10

11.60

Total Daily Trips

0.475
3

9

1500sqm

5.13

0.349
5

1000sqm

2000sqm

PM Peak (1700- 1800)
Arrivals
Departures

6.98
3.64
9.50
19
13
Table 7: TRICS Trip Generation for B8 Warehousing Commercial Use

Table 47 demonstrates that dependant on the scales of development it is anticipated that
a Commercial Warehouse of up to 2000sqm could create 19 vehicle trips in the AM peak
and 13 vehicle trips in the PM peak with 190 vehicle trips to be generated over a 12 hour
period.

5.14

These vehicle trip scenarios are provided only as a guide at this stage to inform the
evolving scheme. In due course these will need to be revised to reflect the final proposals
and will be revisited during the next stage of works. It should also be noted that it may be
possible to reduce these trip rates to reflect co-location of uses.
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5.15

In previous 2015 application for an extension of office space on site 1 it should be noted
that the highway authority made comments in regard to HGV movements to and from
the site. These stated that “a development with a more significant increase in traffic
could be refused” which should be considered through the promotion of each of the
three sites in Wickhambrook. We would look to engage with the highways authority to
discuss this issue further through the Pre-Application phase.
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6.

SUMMARY AND CONCLUSION

6.1

This Access Appraisal (AA) has been prepared by Paul Basham Associates on behalf of E.T.
Claydon and Sons to review the access and development opportunities development of 3
sites in Wickhambrook.

6.2

The three sites are well located in regards to the facilities available within Wickhambrook,
such as a doctors surgery, convenience store and a bus stop, reducing the need for
residents to travel out of the village for facilities. Additionally, there are a number of
PROWs providing access to the three sites and around the wider Wichkambrook area.
There are also 3 bus services which operate Monday to Friday with one providing two
services on a Saturday. All the bus services provide routes to Haverhill to Bury St
Edmunds.

6.3

There are 5 slight incidents located within the area of the three Wickhambrook sites.
Upon further review of the two incidents within the vicinity of site 1 there does not
appear to be any patterns within the incidents occurring at different times of the day in
different years. This indicates that there are no existing highway safety concerns that
would be exacerbated with further development.

6.4

There have been a number of planning applications within Wickhambrook in recent
years, three of which are of particular interest. Planning application reference:
DC/17/1721/FUL for the erection of 23 dwellings and associated infrastructure on land
west of Cemetery Road was submitted in 2017 which sets out a similar plan of what could
be located at one of the three sites. The site was approved but the planning officer
highlighted the importance of pedestrian and cycle links.

6.5

In 2014 and 2015 two planning applications were submitted (ref: DC/15/0194/FUL and
DC/14/0579/FUL) for the extension of an existing building to form new office space,
change of use of an existing weld shop to research and development and the provision of
hard standing parking. Both of these applications have associated highways comments
which should be considered at a later stage.

6.6

Each site has a number of potential access locations for vehicles and pedestrians which
have been explored within this AA. The most suitable access to Site 1 is likely to be from
Bunters Road. This would also allow for pedestrian connectivity to the existing footway
via the implementation of a pedestrian crossing point. The most suitable access point to
Sites 2 and 3 are likely to be via Bunters Road, with a connection across Back Lane via a
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new link road connecting the two sites. This would require a change in priority on Back
Lane and pedestrian access would also be able to link to existing footways here.
6.7

As the size and type of development is yet to be determined for each site, a range of trip
generation scenarios have been explored for a number of uses. This includes residential,
B1, B2 and B8 use. It is inevitable that there will be an increase in the number of trips on
the highway network however whether or not this constitutes a severe impact and
triggers the need for off-site highway improvements will be determined by the scale of
development pursued.
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Appendix A
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Crash Date:

Thursday, February 09, 2017

Time of Crash: 1:05:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Other

Road Surface Description:

Dry

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:27:04 PM

Crash Reference: 2017370161600
Number of Casualties: 1
Number of Vehicles: 1
OS Grid Reference: 574345

255357

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Van or goods vehicle 3.5
tonnes mgw and under

Driver Driver Age Vehicle Maneouvre
Gender Band
6 Male

36 - 45

Vehicle proceeding normally along the
carriageway, not on a bend

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Front

None

Other

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

36 - 45

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:27:04 PM

Crash Date:

Tuesday, September 04, 2018

Time of Crash: 3:45:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

T or staggered junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Give way or uncontrolled

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:28:45 PM

Crash Reference: 2018370329816
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 574436

255268

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

2 Pedal cycle

Driver Driver Age Vehicle Maneouvre
Gender Band
-1 Female 11 - 15

1 Car (excluding private
hire)

1 Male

46 - 55

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle proceeding normally along the
carriageway, not on a bend

Nearside

Other

None

None

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Journey as
None
part of work

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
2

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Female

11 - 15

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:28:45 PM
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Calculation Reference: AUDIT-247601-200825-0815
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

VEHICLES
Selected regions and areas:
02
SOUTH EAST
WS
WEST SUSSEX
03
SOUTH WEST
SM
SOMERSET
04
EAST ANGLIA
SF
SUFFOLK
05
EAST MIDLANDS
LE
LEICESTERSHIRE
06
WEST MIDLANDS
WM
WEST MIDLANDS
07
YORKSHIRE & NORTH LINCOLNSHIRE
WY
WEST YORKSHIRE
08
NORTH WEST
GM
GREATER MANCHESTER
09
NORTH
TW
TYNE & WEAR

1 days
2 days
1 days
1 days
1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

No of Dwellings
33 to 85 (units: )
20 to 120 (units: )

Parking Spaces Range:

All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included
Bedrooms per Dwelling Range:

All Surveys Included

Percentage of dwellings privately owned:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday

2
2
1
2
2

days
days
days
days
days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

9 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Neighbourhood Centre (PPS6 Local Centre)

9

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone
Village

3
6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
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Secondary Filtering selection:
Use Class:
C3

9 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
Population within 1 mile:
1,000 or Less
1,001 to 5,000
5,001 to 10,000
25,001 to 50,000
50,001 to 100,000

1
3
2
2
1

days
days
days
days
days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
25,001 to 50,000
50,001 to 75,000
75,001 to 100,000
125,001 to 250,000
250,001 to 500,000
500,001 or More

2
1
2
1
2
1

days
days
days
days
days
days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5
1.6 to 2.0

3 days
5 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

9 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

9 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

8

9

GM-03-A-11
TERRACED & SEMI-DETACHED
RUSHFORD STREET
MANCHESTER
LEVENSHULME
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
37
Survey date: MONDAY
26/09/16
LE-03-A-02
DETACHED & OTHERS
MELBOURNE ROAD
IBSTOCK
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
85
Survey date: THURSDAY
28/06/18
SF-03-A-06
DETACHED & SEMI-DETACHED
BURY ROAD
KENTFORD
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
SM-03-A-02
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH SAINT MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
SM-03-A-03
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH ST MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
TW-03-A-03
MIXED HOUSES
STATION ROAD
NEAR NEWCASTLE
BACKWORTH
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
WM-03-A-04
TERRACED HOUSES
OSBORNE ROAD
COVENTRY
EARLSDON
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: MONDAY
WS-03-A-07
BUNGALOWS
EMMS LANE
NEAR HORSHAM
BROOKS GREEN
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: THURSDAY
WY-03-A-01
MIXED HOUSING
SPRING VALLEY CRESCENT
LEEDS
BRAMLEY
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY

38
22/09/17

42
25/09/18

41
25/09/18

33
13/11/15

39
21/11/16

57
19/10/17

46
21/09/16

GREATER MANCHESTER

Survey Type: MANUAL
LEICESTERSHIRE

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST YORKSHIRE

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.067
0.170
0.146
0.132
0.134
0.136
0.163
0.203
0.206
0.251
0.251
0.206

DEPARTURES
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

2.065

Trip
Rate

0.244
0.309
0.172
0.158
0.165
0.160
0.160
0.160
0.167
0.153
0.146
0.127

2.121

TOTALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.311
0.479
0.318
0.290
0.299
0.296
0.323
0.363
0.373
0.404
0.397
0.333

4.186

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

33 - 85 (units: )
01/01/12 - 19/11/19
9
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200827-0845
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: A - OFFICE

VEHICLES
Selected regions and areas:
02
SOUTH EAST
ES
EAST SUSSEX
06
WEST MIDLANDS
WM
WEST MIDLANDS

1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
186 to 1800 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 13/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Wednesday

1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

2 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

2

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone

2

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1

2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
20,001 to 25,000
25,001 to 50,000

1 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
75,001 to 100,000
500,001 or More

1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0

2 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

2 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

2 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

ES-02-A-09
HOUSING COMPANY
THE SIDINGS
HASTINGS
ORE VALLEY
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: WEDNESDAY
WM-02-A-04
OFFICE
BOURNVILLE LANE
BIRMINGHAM
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: TUESDAY

EAST SUSSEX

186 sqm
19/12/12

1800 sqm
10/11/15

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/A - OFFICE

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.568
0.655
0.655
0.705
0.504
1.057
0.755
0.403
0.755
0.101
0.000

8.712

DEPARTURES
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.000
0.151
0.453
0.352
0.403
1.208
0.957
0.403
0.755
1.863
1.662
0.504

8.711

TOTALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.719
1.108
1.007
1.108
1.712
2.014
1.158
1.158
2.618
1.763
0.504

17.423

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

186 - 1800 (units: sqm)
01/01/12 - 13/11/19
2
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200827-0808
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: C - INDUSTRIAL UNIT

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
NF
NORFOLK
05
EAST MIDLANDS
DS
DERBYSHIRE
08
NORTH WEST
LC
LANCASHIRE
09
NORTH
TW
TYNE & WEAR

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
150 to 2600 (units: sqm)
150 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 14/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Thursday

1 days
3 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone

4

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1
B2

2 days
2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
10,001 to 15,000
20,001 to 25,000
25,001 to 50,000

1 days
1 days
2 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
125,001 to 250,000
250,001 to 500,000

2 days
2 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.5 or Less
0.6 to 1.0
1.1 to 1.5

1 days
2 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

DS-02-C-02
ENGINEERED PRODUCTS
PONTEFRACT STREET
DERBY
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
LC-02-C-03
TIMBER SUPPLIES
GOLDEN HILL LANE
LEYLAND
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: TUESDAY
NF-02-C-04
EXHIBITION DESIGN
FLETCHER WAY
NORWICH
UPPER HELLESDON
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
TW-02-C-01
INDUSTRIAL UNIT
SHAFTESBURY AVENUE
JARROW
TYNE POINT IND. ESTATE
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY

2600 sqm
25/06/15

150 sqm
06/11/18
& MANUF.

690 sqm
14/11/19

950 sqm
15/11/12

DERBYSHIRE

Survey Type: MANUAL
LANCASHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.114
0.478
0.205
0.091
0.205
0.251
0.319
0.319
0.251
0.159
0.068
0.000

2.460

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.068
0.159
0.182
0.182
0.114
0.273
0.159
0.296
0.182
0.615
0.296
0.068

2.594

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.182
0.637
0.387
0.273
0.319
0.524
0.478
0.615
0.433
0.774
0.364
0.068

5.054

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

150 - 2600 (units: sqm)
01/01/12 - 14/11/19
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.000
0.023
0.000
0.023
0.046
0.023
0.046
0.000
0.000
0.000
0.000
0.000

0.161

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.023
0.000
0.046
0.023
0.046
0.000
0.023
0.000
0.000
0.000
0.000

0.184

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.046
0.000
0.069
0.069
0.069
0.046
0.023
0.000
0.000
0.000
0.000

0.345

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: F - WAREHOUSING (COMMERCIAL)

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
SF
SUFFOLK
06
WEST MIDLANDS
WM
WEST MIDLANDS
09
NORTH
CB
CUMBRIA
10
WALES
BG
BRIDGEND

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
2950 to 4700 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/09/16

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Friday

2 days
1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Edge of Town

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone
Commercial Zone

3
1

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B8

4 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
1,000 or Less
5,001 to 10,000
25,001 to 50,000

1 days
2 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
75,001 to 100,000
500,001 or More

2 days
1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5

1 days
3 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

BG-02-F-01
LOGISTICS COMPANY
PARC CRESCENT
BRIDGEND
WATERTON IND. EST.
Edge of Town
Industrial Zone
Total Gross floor area:
3050 sqm
Survey date: MONDAY
13/10/14
CB-02-F-01
DOMINO'S PIZZA
COWPER ROAD
PENRITH
GILWILLY IND. ESTATE
Edge of Town
Industrial Zone
Total Gross floor area:
2950 sqm
Survey date: TUESDAY
10/06/14
SF-02-F-03
ROAD HAULAGE
CENTRAL AVENUE
IPSWICH
WARREN HEATH
Edge of Town
Industrial Zone
Total Gross floor area:
4700 sqm
Survey date: FRIDAY
18/09/15
WM-02-F-02
LOGISTICS FIRM
SOVEREIGN ROAD
BIRMINGHAM
KINGS NORTON
Edge of Town
Commercial Zone
Total Gross floor area:
3625 sqm
Survey date: MONDAY
09/11/15

BRIDGEND

Survey Type: MANUAL
CUMBRIA

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.136
0.265
0.426
0.216
0.223
0.188
0.182
0.258
0.195
0.182
0.188
0.133
0.119
0.203
0.102

3.118

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.147
0.195
0.126
0.230
0.202
0.133
0.209
0.168
0.265
0.300
0.384
0.237
0.203
0.136

2.969

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.170
0.412
0.621
0.342
0.453
0.390
0.315
0.467
0.363
0.447
0.488
0.517
0.356
0.406
0.238

6.087

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

2950 - 4700 (units: sqm)
01/01/12 - 19/09/16
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.063
0.126
0.084
0.098
0.133
0.112
0.133
0.119
0.140
0.119
0.035
0.042
0.000
0.000

1.272

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.119
0.105
0.084
0.112
0.140
0.049
0.091
0.049
0.119
0.070
0.084
0.077
0.203
0.102

1.404

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.182
0.231
0.168
0.210
0.273
0.161
0.224
0.168
0.259
0.189
0.119
0.119
0.203
0.102

2.676

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

LGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.028
0.028
0.056
0.028
0.035
0.035
0.021
0.028
0.028
0.014
0.000
0.000
0.000

0.370

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.000
0.049
0.014
0.063
0.028
0.035
0.028
0.028
0.014
0.042
0.007
0.000
0.000
0.034

0.342

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.077
0.042
0.119
0.056
0.070
0.063
0.049
0.042
0.070
0.021
0.000
0.000
0.034

0.712

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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1.

INTRODUCTION

1.1

This Land Promotion Report (LPR) has been prepared by Paul Basham Associates to support the
promotion of land for mix use development at three sites at Wickhambrook, Suffolk. The sites are
identified within the West Suffolk Council (WSC) Strategic Housing and Economic Land Availability
Assessment (SHELAA) as sites WS195 (15 Hectares), WS193 (1.3 Hectares) and WS191 (9.1 Hectares).
The locations of the sites are demonstrated in Figure 1 with site masterplan attached as Appendix A.

Figure 1: Site Locations

1.2

To support this Land Promotion Report a site visit was undertaken on Wednesday 12th August 2020.

1.3

This LPR will assess the highways opportunities and constraints to developing the sites. The remaining
sections of this LPR will include the following:
•

Existing conditions;

•

Planning policy and history;

•

Development proposal;

•

Trip generation and distribution; and

•

Summary and conclusions.
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2.

EXISTING CONDITIONS

2.1

The three sites are located within the village of Wickhambrook, Suffolk approximately 17km south west
of Bury St Edmunds. The sites will be referred to as Sites 1, 2 and 3 in the following sections of the report
as demonstrated within Table 1. The location of the sites is shown within Figure 2.
Site Code

Site Name

Site Area (Ha)

WS195
WS192

Site 1
Site 2

15 Hectares
1.3 Hectares

WS191

Site 3

9.1 Hectares

Table 1: Summary of Sites

Figure 2: Site Conditions

Accessibility
2.2

Wickhambrook benefits from a number of amenities and facilities within close proximity to the sites
which would reduce residents/occupants from needing to travel to other villages or regional hubs for
facilities. The approximate distance and travel time from each site access to the amenities and
facilities are demonstrated in Table 2. Walking and cycling times have been based on an average
walking speed of 80m per minute and cycling at 240m per minute.

2.3

Each amenity and the shortest distance to access it has been recorded however some of these routes
to the amenity would involve off-site highway works to establish pedestrian and cycle infrastructure
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connections to the existing network. These routes are marked with a * and improvements to these
routes are considered as part of this report.

Amenity

Distance

Walking Time (Minutes)

Cycling Time (Minutes)

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Site 1

Site 2

Site 3

Convenience Store

500m

500m*

1km *

6

6

13

2

2

4

Bus Stop

500m

500m*

1km*

6

6

13

2

2

4

Petrol Station

500m

500m*

1Km*

6

6

13

2

2

4

Church

700m*

900m*

900m*

9

11

11

3

4

4

Wickhambrook Primary School

500m

700m*

1.1km*

6

9

14

5

3

5

Public House

800m*

1km*

750m*

10

13

9

3

4

3

Doctors Surgery

1km*

1.1km*

800m

13

14

10

4

5

3

Tennis Court

300m

700m*

1km*

4

9

13

1

3

4

Bowls Lawn

300m

700m*

1km*

4

9

13

1

3

4

Wickhambrook Social Centre

250m

550*

1km*

3

7

13

1

2

4

Table 2: Distance to local amenities in Wickhambrook with walking and cycling times

2.4

The village is sustainable with residents having access to key facilities such as a doctor’s surgery,
convenience stores, a social centre, primary school and church within the village itself. The proposed
development sites should be integrated into the village in order to improve the offering and take up of
these existing facilities, as well as providing additional housing and places of work as a service hub. The
local facilities are demonstrated in Photographs 1 and 2.

Photograph 1: Local Social Centre

Photograph 2: Local Convenience Store

Local Road Network
2.5

The local road network within Wickhambrook currently serves a number of residential dwellings,
Wickhambrook Primary Academy and the main employer in the village, Claydon-Yield-o-Meter, an
agricultural manufacturer. Many of the roads within the local area are rural in nature with hedging
either side of the carriageway and highway verge.
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Bunters Road
2.6

The three sites all front onto the B1063 which varies in width from 5-6m and is subject to a 30mph
speed limit within the village. This road provides access to the A143 and the village centre to the south
and Ligate, Ashley and Newmarket to the north. From the A143 Bury St Edmunds is accessible 17km
north east and from here the A14 and A134 is accessible which are key routes for HGV vehicles coming
to and from the village. The existing conditions on Bunters Road are demonstrated in Photograph 3.

Photograph 3: Existing Road Conditions on Bunters Road

Back Lane
2.7

Back Lane borders Sites 2 & 3, and measures approximately 4m in width. It is subject to a 30mph speed
limit to the east then progressing into a 40mph speed limit to the west. The conditions on Back Lane
are demonstrated in Photograph 4.

Photograph 4: Existing Road Conditions on Back Lane
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Wider Road Network
2.8

To the south of Wickhambrook runs the A143 which is on average approximately 7m in width. The A143
provides a strategic route to Bury St Edmunds to the north east and Haverhill to the south west. The
nature of the road makes it suitable for larger industrial vehicles to use to access Wickhambrook and
the wider area.

2.9

From Bury St Edmunds the A14, A134 and the A143 are all accessible. The A14 providing strategic routes
to Cambridge and Kettering to the west and Ipswich to the east. The A134 provides direct route to
Thetford and King’s Lynn while the A143 provides a route to Diss and access to Norwich via the A140.

2.10 From Haverhill the A1017 is accessible. To the west of Haverhill, via the A1017 the A11 can be reached
which provides a strategic route to Bishop’s Stortford to the south which later joins with the M11 into
London. Alternatively, to the east of Haverhill via the A1017 the A131 can be accessed providing routes
to Braintree and Chelmsford.
2.11 The proximity and nature of the strategic road network to Wickhambrook means the village is more
accessible than other neighbouring villages. For this reason, despite being rural in nature the village
provides access to larger agricultural and industrial vehicles on a daily basis and the principle of this kind
of development in the village is established. The surrounding area provides high connectivity to a wide
range of destinations including London, Norwich, Bury St Edmunds and the Port of Felixstowe.
Pedestrian Facilities
2.12 Within the vicinity of all three sites there are pedestrian facilities currently in place. Figure 3 identifies
areas accessible within Wickhambrook and the surrounding and their approximate walking times from
the centre of the three sites. Along the B1063 carriageway there is a footway on its north side spanning
approximately 800m from the residential dwellings to the north and down to Shop Hill in the south. This
provides access to Wickhambrook Primary Academy, bus stops and a convenience store. This footpath
varies in width but averages approximately 1.5m. The conditions on this footway are demonstrated
within Photographs 5 and 6.
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Figure 3: Walking Isochrone Map

Photograph 5: Existing footway Conditions on Bunters Road

Photograph 6: Existing footway Conditions on Bunters Road

2.13 The footpath along Bunters Road, demonstrated in Photographs 5 and 6 extends to the end of the
dwellings situated along the north of Bunters Road and to the east of Site 2. Although the footpath ends
at Site 2’s boundary it provides a safe and convenient route from Site 2 into the village, providing access
to the primary school, bus stop and convenience store.
2.14 Cemetery Road is flanked with a footway along the east side of the carriageway measuring
approximately 2m in width. This footway ends at Wickhambrook Memorial Social Centre and provides
access to WI (Women’s Institute) Hall.
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2.15 There are a number of public rights of way routes (PROW) (public footpaths, bridleways and restricted
byways) providing access around the village and to the wider area. These are demonstrated in Figure 4.
Two of these are within close proximity to Site 1. There is also a bridleway (highlighted blue) just south
of the village centre and a byway running from the village centre up to the north of the village (shown
in red).
2.16 One PROW runs alongside Site 2 providing a route along the east side of the site and running north to
south. This provides access into the residential area of Wickhambrook along Nunnery Green, Boyden
Close, Croft Close and out onto Back Lane. The PROW conditions are demonstrated in Photographs 7
and 8.

Photograph 7: Back Lane Footpath

Photograph 8: Back Lane Footpath

Figure 4: Local Public Rights of Way
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Cycle Facilities
2.17 The closest National Cycle Network (NCN) route to Wickhambrook is route 51 which is accessible from
Newmarket and Bury St Edmunds. From Bury St Edmunds route 51 provides access to Ipswich to the
east and also connects to the NCN route 1. Route 1 spans to Colchester and Chelmsford to the south of
Ipswich and Great Yarmouth and Hunstanton to the north. NCN route 51 connects to NCN route 11
from Newmarket providing access to Ely to the north and Saffron Waldon to the south.
2.18 Figure 5 demonstrated the locations accessible from the centre of the three sites via cycling and how
long it would take to travel to these locations.

Figure 5: Cycling Isochrone Map

2.19 Typically in rural locations the volume and speed of traffic is reduced and given the size of the village
and amenities available within a short cycle, each development site provides an opportunity to promote
cycling as a realistic travel mode.

Local Bus Network
2.20 There are a number of bus stops located around Wickhambrook, with the north and southbound Thorns
Close bus stops being closest to all three sites. Both Site 1 and Site 2 are located 500m from the bus
stops and accessible via a 6-minute walk or 2 minute cycle while Site 3 is located 1km from the bus stop,
accessible via a 12 minute walk or 4 minute cycle. The local bus services are demonstrated in Table 3.
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Service
14
14A
14B

Operator
Stephensons of
Essex
Stephensons of
Essex
Stephensons of
Essex

Route

Monday- Friday

Bury St Edmunds10:46 and 15:44
Haverhill
Bury St Edmunds16:28
Haverhill
Haverhill- Bury St
07:52
Edmunds
Table 3: Summary of Local Bus Services

Frequency
Saturday

Sunday

10:46 and 15:44

No Service

No Service

No Service

No Service

No Service

2.21 Table 3 demonstrates that public transport within Wickhambrook provides direct services to the two
closest towns Bury St Edmunds and Haverhill. This provides residents with an opportunity to use public
transport to travel to and from these locations without the need for the use of private vehicles.
Personal Injury Accident Data
2.22 Analysis of Personal Injury Accident (PIA) data retrieved from Crash Map reveals there have been 5 slight
incidents within the most recent 5-year period (2015- 2019) in Wickhambrook. The locations of these
incidents in relation to the three sites are demonstrated in Figure 6 with the incident reports attached
as Appendix B.

Figure 6: Personal Injury Accident Data
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2.23 Upon further review of the two incidents within the vicinity of Site 1 there does not appear to be any
patterns within the incidents occurring at different times of the day in different years. The incidents do
not appear attributable to highway design with vehicles proceeding normally along the carriageway.
This would indicate that there are no existing highway safety concerns that would be exacerbated as a
result of the developments or pose a threat to future site users.
2.24 The three sites are well located to amenities within Wickhambrook reducing the need for residents and
employees located within the village to travel further afield for some day-to-day amenities. It would
therefore be convenient and feasible for residents and workers of the three development sites to walk
or cycle when access amenities within the village of Wickhambrook. Additionally, on the occasion when
vehicle trips are required, the proposed developments are likely to have a minimal impact on the local
road network, with good access to the more strategic road network and not exacerbate any highways
safety issues.
Summary
2.25 Wickhambrook benefits from a number of amenities and facilities within close proximity to the sites
which would reduce residents from needing to travel to other villages for facilities on a daily basis. The
village is a sustainable settlement with residents having access to key facilities such as a doctor’s surgery
and convenience stores. The proposed development sites should be integrated into the village in order
to improve the offering and take up of these existing facilities as well as providing additional housing
and places of work as a service hub.
2.26 The local road network within Wickhambrook currently serves a number of residential dwellings,
Wickhambrook Primary Academy and the main employer in the village, Claydon-Yield-o-Meter, an
agricultural manufacturer. Many of the roads within the local area are rural in nature with hedging
either side of the carriageway.
2.27 The proximity and nature of the strategic wider road network to Wickhambrook means the village is
more accessible than other neighbouring villages. For this reason, despite being rural in nature the
village provides access to larger agricultural and industrial vehicles on a daily basis and the principle of
this kind of development in the village is established. The surrounding area provides high connectivity
to a wide range of destinations including London, Norwich and Bury St Edmunds.
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2.28 There are a number of footways around Wichambrook connecting the three sites to the surrounding
pedestrian network. Footpaths provide access to the Primary School, bus stops and a convenience store.
From Bury St Edmunds NCN route 51 provides access to Ipswich to the east and also connects to the
NCN route 1. Route 1 spans to Colchester and Chelmsford to the south of Ipswich and Great Yarmouth
and Hunstanton to the north. NCN route 51 connects to NCN route 11 from Newmarket providing
access to Ely to the north and Saffron Waldon to the south.
2.29 The closest bus stop to all three sites is the Thorns Close Bus stop. Both Site 1 and Site 2 are located
500m from the bus stops and accessible via a 6-minute walk or 2 minute cycle while Site 3 is located
1km from the bus stop, accessible via a 12 minute walk or 4 minute cycle. The bus services from this
stop provide access to Bury St Edmunds and Haverhill.
2.30 Analysis of Personal Injury Accident (PIA) data retrieved from Crash Map reveals there have been 5 slight
incidents in the most recent 5-year period within the village. The incidents do not appear attributable
to highway design with vehicles proceeding normally along the carriageway. This would indicate that
there are no existing highway safety concerns that would be exacerbated as a result of the
developments.
2.31 The proposed development sites offer an opportunity to expand upon the existing good level of
amenities within the village. The level of pedestrian and public transport infrastructure is better than
for neighbouring villages and links the proposed development sites to existing amenities within the
village and those currently residing within the village to the amenities proposed at the development
sites. The three development sites represent the opportunity to locate sustainable development.
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3.

PLANNING POLICY AND HISTORY
West Suffolk Council (WSC) SHELAA

3.1

The three sites identified within this LPR feature in the West Suffolk Strategic Housing and Economic
Land Availability Assessment (SHELAA) which identified these sites for development within the
Wickhambrook area.

3.2

Site’s 1 and 2 were included within the SHELAA in May 2019 with a proposed residential use. It has been
stated that there are no significant constraints, however further assessment would be required to
understand other environmental issues.

3.3

Site 3 was identified in a call for sites in December 2015 which has a proposed residential use. It has
been stated that there are no significant constraints, however further assessment would be required to
understand other environmental issues.

3.4

There have been several planning applications in the recent years within Wickhambrook. It is important
to be aware of and consider these applications and how these might affect development of the three
sites and any future highway considerations.
Nearby Planning Applications

3.5

In August 2018 a planning application was approved for the ‘erection of 23 dwellings and associated
infrastructure’ on land west of Cemetery Road (ref: DC/17/1721/FUL). As part of this the planning officer
highlighted the importance of pedestrian and cycle links.

3.6

In March 2014 a planning application was submitted for ‘Erection of (i) 1 no. new weld shop building (ii)
1 no. new assembly and office building (iii) extension to existing assembly building to provide office space
(following the demolition of 5 no. existing buildings) and (iv) provision of additional hard surfacing,
vehicle parking and comprehensive landscaping scheme’ at Claydon Yield-o-Meter (ref:
DC/14/0579/FUL). The planning application was refused in September 2014 and later permitted at
appeal. A similar planning application was submitted in February 2015 with a lower increase in floor
area (ref: DC/15/0194/FUL) which was permitted in April 2015 after being recommended for approval
at committee.

3.7

In each case, Wickhambrook was considered suitably sustainable to accommodate these developments.

Sites at Wickhambrook, Suffolk
Land Promotion Report

Page | 13

Paul Basham Associates Ltd
Report No 1012.0001/LPR/1

4.

PROPOSED DEVELOPMENT

4.1

The three sites will comprise of residential, flexible office space and employment uses. The development
proposals for each site is demonstrated in Table 3.

Site

Proposed Development

Site 1

Residential dwellings and community hub with
additional commercial buildings, employment
uses north of the site.

Site 2

Residential dwellings with additional self-build
plots

Site 3

Self-build residential plots

Table 3: Proposed Developments at the Three Sites

4.2

Site 1 proposes an area for development comprising of residential dwellings and a community hub
which could provide flexible workspace, health centre, local retail or service provision. Additionally,
much of the site would be retained as open space and agricultural use and buffer planting would be
implemented to protect the views to the village.

4.3

Directly north of site 1 is an area proposed for potential employment uses such as the expansion of the
existing ET Claydon business which would be accessed via the existing access arrangement directly onto
Bunters Road.

4.4

Site 2 proposes an area for residential development along with proposed vegetation planting and areas
of open space. This open space is located along the eastern boundary of the site and would serve as a
linear park between the site frontages of the dwellings.

4.5

Site 3 proposes an area for self- build residential development along the site frontage on Back Lane. The
middle of the site would be retained open land to ensure no impact on coalescence between
Wickhambrook and Boyden End to the north and to maintain the rural character of the village.
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Access Design
4.6

Access onto Site 1 will be provided via a bellmouth arrangement on to Bunters Road which is subject to
a 30mph speed limit. The access will measure 6m in with width 6m radii to allow for vehicles to enter
and exit the site. The access is positioned in the centre of the eastern boundary of Site 1 with visibility
of 2.4m by 43m achievable in accordance with the speed limit. Vehicle tracking and visibility splays are
demonstrated as achievable in Appendix C.

4.7

The development directly to the north of site 1 would be accessed via an existing bellmouth
arrangement on to Bunters Road. This access measures 6m in width and is currently used by agricultural
vehicles accessing the ET Claydon business, given that this access has been operating safely for its
existing use for a number of years it is considered suitable to support this potential additional
development.

4.8

Access onto Site 2 will be provided in the centre of the southern boundary onto Bunters Road which is
subject to a 30mph speed limit. The access is a bellmouth arrangement and measures 5.5m in width
with 6m radii to allow for two vehicles to pass. Visibility of 2.4m by 43m is achievable. Visibility splays
and vehicle tracking is demonstrated in Appendix C.

4.9

Access onto Site 3 would be provided at the south of the site via the potential link road through Site 2.
This would allow for Site 3 to be accessed via the link road only and not directly from Back Lane. This
access road also benefits the local community making journey times shorter and more convenient. The
proposed access would have better visibility and onto a slower section of road that if Site 3 accessed
direct onto Bunters Road, making it a safer access point for Site 2 and 3’s residential dwellings.
Pedestrian Access

4.10 At each of the three sites connections will be made from the site access to connect into the existing
pedestrian infrastructure. At Site 1 a crossing point could be added adjacent to the site access across
Bunters Road to connect into the existing pedestrian infrastructure on the northern edge of the
carriageway.
4.11 At the access to Site 2 a new pedestrian footway could be extended south east to connect into the
existing footway on Bunters Road and provide a continuous pedestrian link into the village. At Site 3
connection can be made into the existing footpath which connects into Boyden Close.
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4.12 The provision of these connections will ensure that all development will become fully integrated within
the wider village and benefit not only those residing or working within the proposed development sites
but also the wider village and existing residents.
Servicing Arrangements
4.13 The three sites would be serviced on site by a West Suffolk Council refuse vehicle. The vehicle would be
able to access the site, turn and exit each of the sites in forward gear. A vehicle tracking exercise of the
access points is demonstrated in Appendix C, refuse tracking of each sites internal layout will be
assessed in the future when the internal layouts of each site have been designed.
4.14 In accordance with Manual for Streets no residents would be required to move waste more than 30m
to any designated storage area, with the vehicle being able to get within 25m of each property or bin
collection point.
4.15 Within the proposed site layout for each development it would be ensured that a fire tender vehicle
can enter the site, turn and exit the site in forward gear. The fire tender vehicle would be able to be
within 45m from the furthest point of any building on site in accordance with building regulations.
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5.

TRIP GENERATION AND DISTRIBUTIONS

5.1

Utilising the TRICS (7.7.2) database, average trip rates for residential, commercial and office
development have been calculated to predict the development’s impact on the local highway network
for Sites 1-3 on the basis of the scale of development set out within Appendix A.

5.2

It should be noted that a combination of these sites coming forwards would encourage Wickhambrook
to become more self-sufficient and reduce the need for both future and existing residents to travel by
car outside of the village. Therefore, the trip rates reflect a worst-case scenario given that a proportion
of trips travelling to/from the development sites would travel within Wickhambrook.
Residential Trip Rates

5.3

To estimate the number of vehicle trips which would be generated by a residential use at either one of
the sites, the TRICS database has been consulted using land use ‘Residential: Houses Privately Owned’
to ensure a robust assessment. The following parameters were used to generate the trip rate:

5.4

•

‘Residential: Houses Privately Owned’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a Neighbourhood Centre location;

•

Surveys undertaken on weekdays only;

•

20-120 units; and

•

Sites with no Travel Plan.

The assessment of trip generation for all potential development sites has been based on a range of 50
to 150 residential dwellings occupying any of the sites. The exact number of dwellings is subject to
change however the range of 50-150 represents the different development options. The results are
demonstrated in Table 4 with full outputs attached as Appendix D.

TRICS v.7.7.2
Vehicle Trip Rate
(Per Unit)
50 units
100 units
150 units

Sites at Wickhambrook, Suffolk
Land Promotion Report

AM Peak (0800- 0900)
Arrivals
Departures

PM Peak (1700- 1800)
Arrivals
Departures

Total Daily Trips

0.170

0.309

0.251

0.146

4.186

8.50

15.45

12.55

7.30

30.90

25.10

209.30
209
418.6
419
627.9
628

24
17.00

20

48

14.60
40

25.50

46.35
37.65
21.90
107
51
Table 4: TRICS Trip Generation Outputs for Residential Use
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5.5

Table 4 demonstrates the proposed development is anticipated to generate 24 to 107 vehicle trips in
the AM peak and 20 to 51 vehicle trips in the PM peak with a total of 209 to 628 vehicle trips generated
over a 12 hour period. This would equate to an additional 1 trip every 1 to 4 minutes to the local highway
network which is anticipated to have a negligible impact.
Commercial Trip Rates

5.6

To estimate the number of vehicle trips which would be generated by the proposal of Office (B1) units
at either one of the two suitable sites, the TRICS database has been consulted under land use
‘Employment: Office’. The following parameters were used to generate the trip rate:

5.7

•

‘Employment: Office’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

186sqm- 1800sqm; and

•

Sites with no Travel Plan.

The assessment of trip generation for the development sites has been based on B1 office units of
500sqm to 1500sqm occupying any of the sites. The trip rates have been calculated in 500sqm
increments to allow for a robust assessment for the potential development. It should be noted that the
number of sites returned by the TRICS database was limited. The results are demonstrated in Table 5
with full outputs attached as Appendix D.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm

5.8

AM Peak (0800- 0900)
Arrivals
Departures

PM Peak (1700- 1800)
Arrivals
Departures

Total Daily Trips

2.568

0.151

0.101

1.662

17.423

12.84

0.76

0.51

8.31

1.15

1.01

87.115
87
174.23
174
261.345
261

14
25.68

9

27
38.52

16.62
18

2.27
1.52
41
26
Table 5: TRICS Trip Generation for B1 Office Use

24.93

Table 5 demonstrates that dependant on the scale of development it is anticipated that office space
from 500sqm to 1500sqm would be anticipated to generate 14 to 41 vehicle trips in the AM peak and
9 to 26 vehicle trips in the PM peak with 87 to 261 vehicle trips to be generated over a 12 hour period.

Sites at Wickhambrook, Suffolk
Land Promotion Report

Page | 18

Paul Basham Associates Ltd
Report No 1012.0001/LPR/1

Commercial Trip Rates
5.9

To estimate the number of vehicle trips which would be generated by the proposal of Industrial (B2)
units at either one of the sites, the TRICS database has been consulted under land use ‘Employment:
Industrial Unit’. The following parameters were used to generate the trip rate:

•

‘Employment: Industrial Unit’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in a suburban location;

•

Surveys undertaken on weekdays only;

•

150sqm- 3000sqm; and

•

Sites with no Travel Plan.

5.10 The assessment of trip generation for the development sites has been based on B2 industrial units of
500sqm to 1500sqm occupying any of the sites. The trip rates have been calculated in 500sqm
increments to allow for a robust assessment for the potential development. The results are
demonstrated in Table 7 with full outputs attached as Appendix D.

AM Peak (0800- 0900)
Arrivals
Departures

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)

0.478
2.39

500sqm

PM Peak (1700- 1800)
Arrivals
Departures

0.159

0.068

0.80

0.34

3
4.78

1000sqm

7.17

0.296

5.054

1.48

25.27
25
50.54
51
75.81
76

2
1.59

0.68

6

1500sqm

Total Daily Trips

2.96
4

2.39

1.02

4.44

10
5
Table 7: TRICS Trip Generation for B2 Industrial Use

5.11 Table 7 demonstrates that dependant on the scales of development it is anticipated that an Industrial
unit space of up to 1500sqm could create 10 vehicle trips in the AM peak and 5 vehicle trips in the PM
peak with 76 vehicle trips to be generated over a 12 hour period.
5.12 To estimate the number of vehicle trips which would be generated by the proposal of Warehouse (B8)
units at either one of the sites, the TRICS database has been consulted under land use ‘Employment:
Warehousing Commercial’. The following parameters were used to generate the trip rate:
•

‘Employment: Warehousing Commercial’ land use;

•

Located within England and Wales (excluding Greater London);

•

Located in an Edge of Town Centre location;
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•

Surveys undertaken on weekdays only;

•

200qm- 3000sqm; and

•

Sites with no Travel Plan.

5.13 The assessment of trip generation for the development sites has been based on B8 Warehousing
Commercial units of 500sqm to 1500sqm occupying any of the sites. The trip rates have been calculated
in 500sqm increments to allow for a robust assessment for the potential development. It should be
noted that the number of sites returned by the TRICS database was limited. The results are
demonstrated in Table 8 with full outputs attached as Appendix D.

TRICS v.7.7.2
Vehicle Trip Rate
(Per 100sqm)
500sqm
1000sqm
1500sqm

AM Peak (0800- 0900)
Arrivals
Departures
0.580
2.90

PM Peak (1700- 1800)
Arrivals
Departures

0.349

0.182

1.75

0.91

5
5.80
8.70

0.475

9.475

2.38

47.38
47
94.79
95
142.19
142

3
3.49

1.82

9

4.75
7

5.24

2.73

Total Daily
Trips

7.13

14
10
Table 8: TRICS Trip Generation for B8 Warehousing Commercial Use

5.14 Table 8 demonstrates that dependant on the scales of development it is anticipated that a Commercial
Warehouse of up to 1500sqm could create 14 vehicle trips in the AM peak and 10 vehicle trips in the
PM peak with 142 vehicle trips to be generated over a 12 hour period.
5.15 The above assessment provides trip rates for varying scales of development based on potential uses
across all three sites. In reality it is likely that a mix of uses will be proposed across all three sites, the
trip rates indicated should therefore be treated as indicative only.
Trip Distribution
5.16 In order to understand the likely distribution of the above vehicle trips traffic distribution data has been
obtained from the 2011 ‘Location of usual residence and place of work’ Census Data for St Edmundsbury
010. The dataset WF01BEW has been assessed to determine the likely destinations and route
residents/employees of the potential sites would use and by which proportion. These distributions were
applied to each site and the most likely route taken to each destination was determined in order to
provide the split of new trips along each arm of the local road network. This is summarised in Table 9.

Sites at Wickhambrook, Suffolk
Land Promotion Report

Page | 20

Paul Basham Associates Ltd
Report No 1012.0001/LPR/1

A143 Westbound via
B1063

Employment
29% 71% 12% 10%
7%
7%
17% 17%
Residential
35% 65% 21% 13%
0%
3%
30% 19%
Table 9: Trip Allocation on to Each Arm of the Local Road Network

A143 Eastbound via
B1063

A143 Eastbound via
Cloak Lane

Cloak Lane

Cemetery Road

Front
Street

B1085

B1063/
B1085/
Front Street
Junction
B1063

B1063 Southbound

B1063 Northbound

Site Use

0%
5%

47%
16%

5.17 Given the three potential residential sites (Sites 1, 2 and 3) are accessed from Bunters Road and are
within close proximity to each other, the distribution of traffic from both of these sites would be similar.
5.18 Table 9 demonstrates that the residential development trip distribution anticipates 35% of all additional
trips to the network would travel north on B1063 and disperse onto the wider road network at the
B1063/1085/Front Street junction with 21% travelling westbound on B1063 and 13% traveling north on
B1085. 65% of trips would travel south out of the development sites on B1063 with vehicles distributed
on Cemetery Road (3%), Cloak Lane (30%)and A143 in the eastbound direction via Cloak Lane (19%) and
in the eastbound (5%) and westbound (16%)directions via B1063. Vehicles not turning at the junctions
are assumed to travel straight on along the carriageway.
5.19 Distributions for the employment developments are also demonstrated in Table 9 which shows 29% of
trips travelling northbound on B1063 and 71% traveling southbound. Trips travelling north are then
distributed wider road network at the B1063/1085/Front Street junction with 12% traveling west on
B1063, 10% travelling north on B1085 and 7% travelling east on Front Street. Of the 71% of trips
travelling south on B1063 7% are distributed onto Cemetery Road and 17% onto Cloak Lane which then
turn onto the A143 east bound. The remaining 47% of trips travel westbound on the A143 via the B1063.
5.20 Whilst the distributions indicated in Table 9 demonstrate a robust scenario it is noted that the
development of both residential and employment uses within the village could encourage commuter
trips to be kept within the village rather than distributed across the wider network as shown.
Highway Impact
5.21 To assess the highways impact of all three developments a worst-case scenario has been assessed which
combines the maximum trips anticipated to be generated from each site.
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5.22 Due to the nature of Site 1’s development with the potential addition of the employment development
to the north, it is anticipated that a proportion of trips generated by the residential developments
(anticipated to be located on Sites 1, 2 and 3) and existing trips from surrounding residential dwellings
would travel within Wickhambrook itself. The employment opportunities will also make the village more
self-sufficient with local residents not required to commute outside of the village. Trips would also be
made more efficiently with the use of the proposed link road connecting Site 3 onto Bunters Road. This
would enable present as well as future residents and employees to travel more sustainably particularly
with improvements to pedestrian connectivity.
5.23 It is therefore considered that the proposed developments on all three sites would improve the local
area of Wickhambrook, making the village self-sufficient and reducing the need for residents to travel
out of the village on a daily basis. Although vehicle trips would be added to the local road network, some
of these would be travelling within Wickhambrook from residential areas to employment hubs.
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6.

SUMMARY AND CONCLUSIONS

6.1

The three sites are well located to amenities within Wickhambrook reducing the need for residents and
employees located within the village to travel outside of it on a daily basis. It would therefore be
convenient and feasible for residents and workers of the three development sites to walk or cycle when
access amenities within the village of Wickhambrook. Additionally, on the occasion when vehicle trips
are required, the proposed developments are likely to have a minimal impact on the local road network
and are not considered to create any highways safety issues.

6.2

The three sites identified within this AA feature in the West Suffolk Strategic Housing and Economic
Land Availability Assessment (SHELAA) which considered these sites as acceptable for development
within the Wickhambrook area. Over the three development sites residential dwellings and self- build
plots are proposed along with a community hub and employment and commercial space to create selfsufficient community and meet the growing demand for housing and employment opportunities within
Wickhambrook.

6.3

Wickhambrook benefits from a number of amenities and facilities within close proximity to the sites
which would prevent residents from needing to travel to other villages for facilities. The village is a
sustainable settlement (as demonstrated though recent planning approvals) with residents having
access to key facilities such as a doctor’s surgery and convenience stores without having to leave
Wickhambrook. The proposed development sites should be integrated into the village in order to
improve the offering and take up of these existing facilities as well as providing additional housing and
places of work as a service hub.

6.4

The proximity and nature of the strategic wider road network to Wickhambrook means the village is
more accessible than other neighbouring villages. For this reason, despite being rural in nature the
village provides access to larger agricultural and industrial vehicles on a daily basis and the principle of
this kind of development in the village is established. The surrounding area provides high connectivity
to a wide range of destinations including London, Norwich and Bury St Edmunds.

6.5

Site 1 proposes an area for development comprising development comprising of residential dwellings
and a community hub which could provide flexible workspace, health centre, local retail or service
provision. Additionally, to the north of site 1 there is potential for potential employment use and
expansion of the existing ET Claydon business. Site 2 and Site 3 comprise of development areas for
residential dwellings with Site 3 being for self- build plots.
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6.6

Access onto Site 1 will be provided via a bellmouth arrangement on to Bunters Road which is subject to
a 30mph speed limit. The access will measure 6m in with width 6m radii to allow for vehicles to enter
and exit the site. Development to the north of site 1 would be accessed via the existing access
arrangement onto Bunters Road which currently serves the ET Claydon business. Access onto Site 2 will
be provided in the centre of the southern boundary onto Bunters Road which is subject to a 30mph
speed limit. The access is proposed as a bellmouth arrangement and measures 5.5m in width with 6m
radii to allow for two vehicles to pass concurrently. Site 3 would be accessed via a link road through Site
2. Visibility splays at all access points have been assessed in line with the speed limit and demonstrated
as achievable.

6.7

The average trip rates for residential, commercial and office development have been calculated to
predict the development’s impact on the local highway network for Sites 1-3 on the basis of the scale
of development. It should be noted that a combination of these sites coming forwards would encourage
Wickhambrook to become more self-sufficient and therefore the trip rates reflect a worst case scenario
given that a proportion of trips travelling to/from the residential/employment uses would travel within
Wickhambrook.

6.8

The residential development trip distribution anticipates 35% of all additional trips to the network would
travel north on B1063 and disperse onto the wider road network at the B1063/1085/Front Street
roundabout junction. 65% of trips would travel south out of the development sites on B1063 with
vehicles distributed on Cemetery Road, Cloak Lane and A143 in the eastbound and west bound
directions. Vehicles not turning at the junctions are assumed to travel straight on along the carriageway.

6.9

The employment development shows 29% of trips travelling northbound on B1063 and 71% traveling
southbound. Trips travelling north are then distributed wider road network at the B1063/1085/Front
Street t junction with 12% traveling west on B1063, 10% travelling north on B1085 and 7% travelling
east on Front Street. Of the 71% of trips travelling south on B1063 7% are distributed onto Cemetery
Road and 17% onto Cloak Lane which then turn onto the A143 east bound. The remaining 47% of trips
travel westbound on the A143 via the B1063

6.10 It is anticipated that a proportion of trips generated by the residential developments (Sites 1, 2 and 3)
and existing trips from surrounding residential dwellings would travel within Wickhambrook with the
employment opportunities making the village more self-sufficient. This would enable present as well as
future residents and employees to travel more sustainably particularly with improvements to
pedestrian connectivity.
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6.11 It is therefore considered that the proposed developments on all three sites would improve the local
area of Wickhambrook, making the village more self-sufficient and reducing the need for residents to
travel out of the village on a daily basis. The proposed development sites offer the opportunity to locate
sustainable development that would improve the facilities within the area and be fully integrated within
the village of Wickhambrook.
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Crash Date:

Tuesday, September 04, 2018

Time of Crash: 3:45:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Fine without high winds

Road Surface Description:

Dry

Speed Limit:

30

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

T or staggered junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Give way or uncontrolled

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:28:45 PM

Crash Reference: 2018370329816
Number of Casualties: 1
Number of Vehicles: 2
OS Grid Reference: 574436

255268

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

2 Pedal cycle

Driver Driver Age Vehicle Maneouvre
Gender Band
-1 Female 11 - 15

1 Car (excluding private
hire)

1 Male

46 - 55

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Vehicle proceeding normally along the
carriageway, not on a bend

Nearside

Other

None

None

Vehicle proceeding normally along the
carriageway, not on a bend

Front

Journey as
None
part of work

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
2

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Female

11 - 15

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:28:45 PM

Crash Date:

Thursday, February 09, 2017

Time of Crash: 1:05:00 PM

Highest Injury Severity:

Slight

Road Number: B1063

Highway Authority:

Suffolk

Local Authority:

St. Edmundsbury Borough

Weather Description:

Other

Road Surface Description:

Dry

Speed Limit:

40

Light Conditions:

Daylight: regardless of presence of streetlights

Carriageway Hazards:

None

Junction Detail:

Not at or within 20 metres of junction

Junction Pedestrian Crossing:

No physical crossing facility within 50 metres

Road Type:

Single carriageway

Junction Control:

Not Applicable

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 1 of 2

8/17/2020 12:27:04 PM

Crash Reference: 2017370161600
Number of Casualties: 1
Number of Vehicles: 1
OS Grid Reference: 574345

255357

Vehicles involved
Vehicle Vehicle Type
Ref

Vehicle
Age

1 Van or goods vehicle 3.5
tonnes mgw and under

Driver Driver Age Vehicle Maneouvre
Gender Band
6 Male

36 - 45

Vehicle proceeding normally along the
carriageway, not on a bend

First Point of Journey
Impact
Purpose

Hit Object - On Hit Object - Off
Carriageway
Carriageway

Front

None

Other

None

Casualties
Vehicle Ref Casualty Ref Injury Severity Casualty Class
1

1 Slight

Driver or rider

Gender

Age Band

Pedestrian Location

Pedestrian Movement

Male

36 - 45

Unknown or other

Unknown or other

For more information about the data please visit: www.crashmap.co.uk/home/Faq
To subscribe to unlimited reports using CrashMap Pro visit www.crashmap.co.uk/Home/Premium_Services
Page 2 of 2

8/17/2020 12:27:04 PM
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TRICS 7.7.2 250720 B19.45
Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved

Hamble Lane

Southampton

Thursday 27/08/20
Page 1
Licence No: 247601

Calculation Reference: AUDIT-247601-200827-0845
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: A - OFFICE

VEHICLES
Selected regions and areas:
02
SOUTH EAST
ES
EAST SUSSEX
06
WEST MIDLANDS
WM
WEST MIDLANDS

1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
186 to 1800 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 13/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Wednesday

1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

2 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

2

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone

2

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1

2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.

TRICS 7.7.2 250720 B19.45
Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved

Hamble Lane

Southampton

Thursday 27/08/20
Page 2
Licence No: 247601

Secondary Filtering selection (Cont.):
Population within 1 mile:
20,001 to 25,000
25,001 to 50,000

1 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
75,001 to 100,000
500,001 or More

1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0

2 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

2 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

2 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

ES-02-A-09
HOUSING COMPANY
THE SIDINGS
HASTINGS
ORE VALLEY
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: WEDNESDAY
WM-02-A-04
OFFICE
BOURNVILLE LANE
BIRMINGHAM
Suburban Area (PPS6 Out of Centre)
Residential Zone
Total Gross floor area:
Survey date: TUESDAY

EAST SUSSEX

186 sqm
19/12/12

1800 sqm
10/11/15

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/A - OFFICE

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.568
0.655
0.655
0.705
0.504
1.057
0.755
0.403
0.755
0.101
0.000

8.712

DEPARTURES
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.000
0.151
0.453
0.352
0.403
1.208
0.957
0.403
0.755
1.863
1.662
0.504

8.711

TOTALS
Ave.
GFA

No.
Days

2
2
2
2
2
2
2
2
2
2
2
2

993
993
993
993
993
993
993
993
993
993
993
993

Trip
Rate

0.554
2.719
1.108
1.007
1.108
1.712
2.014
1.158
1.158
2.618
1.763
0.504

17.423

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
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data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

186 - 1800 (units: sqm)
01/01/12 - 13/11/19
2
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200825-0815
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 03 - RESIDENTIAL
: A - HOUSES PRIVATELY OWNED

VEHICLES
Selected regions and areas:
02
SOUTH EAST
WS
WEST SUSSEX
03
SOUTH WEST
SM
SOMERSET
04
EAST ANGLIA
SF
SUFFOLK
05
EAST MIDLANDS
LE
LEICESTERSHIRE
06
WEST MIDLANDS
WM
WEST MIDLANDS
07
YORKSHIRE & NORTH LINCOLNSHIRE
WY
WEST YORKSHIRE
08
NORTH WEST
GM
GREATER MANCHESTER
09
NORTH
TW
TYNE & WEAR

1 days
2 days
1 days
1 days
1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

No of Dwellings
33 to 85 (units: )
20 to 120 (units: )

Parking Spaces Range:

All Surveys Included

Parking Spaces per Dwelling Range: All Surveys Included
Bedrooms per Dwelling Range:

All Surveys Included

Percentage of dwellings privately owned:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Wednesday
Thursday
Friday

2
2
1
2
2

days
days
days
days
days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

9 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Neighbourhood Centre (PPS6 Local Centre)

9

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Residential Zone
Village

3
6

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
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Secondary Filtering selection:
Use Class:
C3

9 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
Population within 1 mile:
1,000 or Less
1,001 to 5,000
5,001 to 10,000
25,001 to 50,000
50,001 to 100,000

1
3
2
2
1

days
days
days
days
days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
25,001 to 50,000
50,001 to 75,000
75,001 to 100,000
125,001 to 250,000
250,001 to 500,000
500,001 or More

2
1
2
1
2
1

days
days
days
days
days
days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5
1.6 to 2.0

3 days
5 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

9 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

9 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

5

6

7

8

9

GM-03-A-11
TERRACED & SEMI-DETACHED
RUSHFORD STREET
MANCHESTER
LEVENSHULME
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
37
Survey date: MONDAY
26/09/16
LE-03-A-02
DETACHED & OTHERS
MELBOURNE ROAD
IBSTOCK
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
85
Survey date: THURSDAY
28/06/18
SF-03-A-06
DETACHED & SEMI-DETACHED
BURY ROAD
KENTFORD
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
SM-03-A-02
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH SAINT MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
SM-03-A-03
MIXED HOUSES
HYDE LANE
NEAR TAUNTON
CREECH ST MICHAEL
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: TUESDAY
TW-03-A-03
MIXED HOUSES
STATION ROAD
NEAR NEWCASTLE
BACKWORTH
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: FRIDAY
WM-03-A-04
TERRACED HOUSES
OSBORNE ROAD
COVENTRY
EARLSDON
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: MONDAY
WS-03-A-07
BUNGALOWS
EMMS LANE
NEAR HORSHAM
BROOKS GREEN
Neighbourhood Centre (PPS6 Local Centre)
Village
Total No of Dwellings:
Survey date: THURSDAY
WY-03-A-01
MIXED HOUSING
SPRING VALLEY CRESCENT
LEEDS
BRAMLEY
Neighbourhood Centre (PPS6 Local Centre)
Residential Zone
Total No of Dwellings:
Survey date: WEDNESDAY

38
22/09/17

42
25/09/18

41
25/09/18

33
13/11/15

39
21/11/16

57
19/10/17

46
21/09/16

GREATER MANCHESTER

Survey Type: MANUAL
LEICESTERSHIRE

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
SOMERSET

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL
WEST SUSSEX

Survey Type: MANUAL
WEST YORKSHIRE

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 03 - RESIDENTIAL/A - HOUSES PRIVATELY OWNED

VEHICLES
Calculation factor: 1 DWELLS
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.067
0.170
0.146
0.132
0.134
0.136
0.163
0.203
0.206
0.251
0.251
0.206

DEPARTURES
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

2.065

Trip
Rate

0.244
0.309
0.172
0.158
0.165
0.160
0.160
0.160
0.167
0.153
0.146
0.127

2.121

TOTALS
Ave.
DWELLS

No.
Days

9
9
9
9
9
9
9
9
9
9
9
9

46
46
46
46
46
46
46
46
46
46
46
46

Trip
Rate

0.311
0.479
0.318
0.290
0.299
0.296
0.323
0.363
0.373
0.404
0.397
0.333

4.186

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.

The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

33 - 85 (units: )
01/01/12 - 19/11/19
9
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Calculation Reference: AUDIT-247601-200827-0808
TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: C - INDUSTRIAL UNIT

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
NF
NORFOLK
05
EAST MIDLANDS
DS
DERBYSHIRE
08
NORTH WEST
LC
LANCASHIRE
09
NORTH
TW
TYNE & WEAR

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
150 to 2600 (units: sqm)
150 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 14/11/19

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Tuesday
Thursday

1 days
3 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Suburban Area (PPS6 Out of Centre)

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone

4

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B1
B2

2 days
2 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.

TRICS 7.7.2 250720 B19.45
Paul Basham Associates

Database right of TRICS Consortium Limited, 2020. All rights reserved

Hamble Lane

Southampton

Thursday 27/08/20
Page 2
Licence No: 247601

Secondary Filtering selection (Cont.):
Population within 1 mile:
10,001 to 15,000
20,001 to 25,000
25,001 to 50,000

1 days
1 days
2 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
125,001 to 250,000
250,001 to 500,000

2 days
2 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.5 or Less
0.6 to 1.0
1.1 to 1.5

1 days
2 days
1 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

DS-02-C-02
ENGINEERED PRODUCTS
PONTEFRACT STREET
DERBY
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
LC-02-C-03
TIMBER SUPPLIES
GOLDEN HILL LANE
LEYLAND
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: TUESDAY
NF-02-C-04
EXHIBITION DESIGN
FLETCHER WAY
NORWICH
UPPER HELLESDON
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY
TW-02-C-01
INDUSTRIAL UNIT
SHAFTESBURY AVENUE
JARROW
TYNE POINT IND. ESTATE
Suburban Area (PPS6 Out of Centre)
Industrial Zone
Total Gross floor area:
Survey date: THURSDAY

2600 sqm
25/06/15

150 sqm
06/11/18
& MANUF.

690 sqm
14/11/19

950 sqm
15/11/12

DERBYSHIRE

Survey Type: MANUAL
LANCASHIRE

Survey Type: MANUAL
NORFOLK

Survey Type: MANUAL
TYNE & WEAR

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.114
0.478
0.205
0.091
0.205
0.251
0.319
0.319
0.251
0.159
0.068
0.000

2.460

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.068
0.159
0.182
0.182
0.114
0.273
0.159
0.296
0.182
0.615
0.296
0.068

2.594

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.182
0.637
0.387
0.273
0.319
0.524
0.478
0.615
0.433
0.774
0.364
0.068

5.054

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
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Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

150 - 2600 (units: sqm)
01/01/12 - 14/11/19
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/C - INDUSTRIAL UNIT

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.000
0.023
0.000
0.023
0.046
0.023
0.046
0.000
0.000
0.000
0.000
0.000

0.161

DEPARTURES
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.023
0.000
0.046
0.023
0.046
0.000
0.023
0.000
0.000
0.000
0.000

0.184

TOTALS
Ave.
GFA

No.
Days

4
4
4
4
4
4
4
4
4
4
4
4

1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098
1098

Trip
Rate

0.023
0.046
0.000
0.069
0.069
0.069
0.046
0.023
0.000
0.000
0.000
0.000

0.345

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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TRIP RATE CALCULATION SELECTION PARAMETERS:
Land Use
Category

: 02 - EMPLOYMENT
: F - WAREHOUSING (COMMERCIAL)

VEHICLES
Selected regions and areas:
04
EAST ANGLIA
SF
SUFFOLK
06
WEST MIDLANDS
WM
WEST MIDLANDS
09
NORTH
CB
CUMBRIA
10
WALES
BG
BRIDGEND

1 days
1 days
1 days
1 days

This section displays the number of survey days per TRICS® sub-region in the selected set

Primary Filtering selection:
This data displays the chosen trip rate parameter and its selected range. Only sites that fall within the parameter range
are included in the trip rate calculation.
Parameter:
Actual Range:
Range Selected by User:

Gross floor area
2950 to 4700 (units: sqm)
200 to 3000 (units: sqm)

Parking Spaces Range:

All Surveys Included

Public Transport Provision:
Selection by:
Date Range:

Include all surveys

01/01/12 to 19/09/16

This data displays the range of survey dates selected. Only surveys that were conducted within this date range are
included in the trip rate calculation.
Selected survey days:
Monday
Tuesday
Friday

2 days
1 days
1 days

This data displays the number of selected surveys by day of the week.
Selected survey types:
Manual count
Directional ATC Count

4 days
0 days

This data displays the number of manual classified surveys and the number of unclassified ATC surveys, the total adding
up to the overall number of surveys in the selected set. Manual surveys are undertaken using staff, whilst ATC surveys
are undertaking using machines.
Selected Locations:
Edge of Town

4

This data displays the number of surveys per main location category within the selected set. The main location categories
consist of Free Standing, Edge of Town, Suburban Area, Neighbourhood Centre, Edge of Town Centre, Town Centre and
Not Known.
Selected Location Sub Categories:
Industrial Zone
Commercial Zone

3
1

This data displays the number of surveys per location sub-category within the selected set. The location sub-categories
consist of Commercial Zone, Industrial Zone, Development Zone, Residential Zone, Retail Zone, Built-Up Zone, Village,
Out of Town, High Street and No Sub Category.

Secondary Filtering selection:
Use Class:
B8

4 days

This data displays the number of surveys per Use Class classification within the selected set. The Use Classes Order 2005
has been used for this purpose, which can be found within the Library module of TRICS®.
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Secondary Filtering selection (Cont.):
Population within 1 mile:
1,000 or Less
5,001 to 10,000
25,001 to 50,000

1 days
2 days
1 days

This data displays the number of selected surveys within stated 1-mile radii of population.
Population within 5 miles:
5,001 to 25,000
75,001 to 100,000
500,001 or More

2 days
1 days
1 days

This data displays the number of selected surveys within stated 5-mile radii of population.
Car ownership within 5 miles:
0.6 to 1.0
1.1 to 1.5

1 days
3 days

This data displays the number of selected surveys within stated ranges of average cars owned per residential dwelling,
within a radius of 5-miles of selected survey sites.

Travel Plan:
No

4 days

This data displays the number of surveys within the selected set that were undertaken at sites with Travel Plans in place,
and the number of surveys that were undertaken at sites without Travel Plans.
PTAL Rating:
No PTAL Present

4 days

This data displays the number of selected surveys with PTAL Ratings.
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LIST OF SITES relevant to selection parameters
1

2

3

4

BG-02-F-01
LOGISTICS COMPANY
PARC CRESCENT
BRIDGEND
WATERTON IND. EST.
Edge of Town
Industrial Zone
Total Gross floor area:
3050 sqm
Survey date: MONDAY
13/10/14
CB-02-F-01
DOMINO'S PIZZA
COWPER ROAD
PENRITH
GILWILLY IND. ESTATE
Edge of Town
Industrial Zone
Total Gross floor area:
2950 sqm
Survey date: TUESDAY
10/06/14
SF-02-F-03
ROAD HAULAGE
CENTRAL AVENUE
IPSWICH
WARREN HEATH
Edge of Town
Industrial Zone
Total Gross floor area:
4700 sqm
Survey date: FRIDAY
18/09/15
WM-02-F-02
LOGISTICS FIRM
SOVEREIGN ROAD
BIRMINGHAM
KINGS NORTON
Edge of Town
Commercial Zone
Total Gross floor area:
3625 sqm
Survey date: MONDAY
09/11/15

BRIDGEND

Survey Type: MANUAL
CUMBRIA

Survey Type: MANUAL
SUFFOLK

Survey Type: MANUAL
WEST MIDLANDS

Survey Type: MANUAL

This section provides a list of all survey sites and days in the selected set. For each individual survey site, it displays a
unique site reference code and site address, the selected trip rate calculation parameter and its value, the day of the
week and date of each survey, and whether the survey was a manual classified count or an ATC count.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

VEHICLES
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.136
0.265
0.426
0.216
0.223
0.188
0.182
0.258
0.195
0.182
0.188
0.133
0.119
0.203
0.102

3.118

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.147
0.195
0.126
0.230
0.202
0.133
0.209
0.168
0.265
0.300
0.384
0.237
0.203
0.136

2.969

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.102
0.170
0.412
0.621
0.342
0.453
0.390
0.315
0.467
0.363
0.447
0.488
0.517
0.356
0.406
0.238

6.087

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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The survey data, graphs and all associated supporting information, contained within the TRICS Database are published
by TRICS Consortium Limited ("the Company") and the Company claims copyright and database rights in this published
work. The Company authorises those who possess a current TRICS licence to access the TRICS Database and copy the
data contained within the TRICS Database for the licence holders' use only. Any resulting copy must retain all copyrights
and other proprietary notices, and any disclaimer contained thereon.
The Company accepts no responsibility for loss which may arise from reliance on data contained in the TRICS Database.
[No warranty of any kind, express or implied, is made as to the data contained in the TRICS Database.]

Parameter summary
Trip rate parameter range selected:
Survey date date range:
Number of weekdays (Monday-Friday):
Number of Saturdays:
Number of Sundays:
Surveys automatically removed from selection:
Surveys manually removed from selection:

2950 - 4700 (units: sqm)
01/01/12 - 19/09/16
4
0
0
0
0

This section displays a quick summary of some of the data filtering selections made by the TRICS® user. The trip rate
calculation parameter range of all selected surveys is displayed first, followed by the range of minimum and maximum
survey dates selected by the user. Then, the total number of selected weekdays and weekend days in the selected set of
surveys are show. Finally, the number of survey days that have been manually removed from the selected set outside of
the standard filtering procedure are displayed.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

OGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.063
0.126
0.084
0.098
0.133
0.112
0.133
0.119
0.140
0.119
0.035
0.042
0.000
0.000

1.272

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.119
0.105
0.084
0.112
0.140
0.049
0.091
0.049
0.119
0.070
0.084
0.077
0.203
0.102

1.404

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.068
0.182
0.231
0.168
0.210
0.273
0.161
0.224
0.168
0.259
0.189
0.119
0.119
0.203
0.102

2.676

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Southampton

TRIP RATE for Land Use 02 - EMPLOYMENT/F - WAREHOUSING (COMMERCIAL)

LGVS
Calculation factor: 100 sqm
BOLD print indicates peak (busiest) period

Time Range
00:00 - 01:00
01:00 - 02:00
02:00 - 03:00
03:00 - 04:00
04:00 - 05:00
05:00 - 06:00
06:00 - 07:00
07:00 - 08:00
08:00 - 09:00
09:00 - 10:00
10:00 - 11:00
11:00 - 12:00
12:00 - 13:00
13:00 - 14:00
14:00 - 15:00
15:00 - 16:00
16:00 - 17:00
17:00 - 18:00
18:00 - 19:00
19:00 - 20:00
20:00 - 21:00
21:00 - 22:00
22:00 - 23:00
23:00 - 24:00
Total Rates:

ARRIVALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.028
0.028
0.056
0.028
0.035
0.035
0.021
0.028
0.028
0.014
0.000
0.000
0.000

0.370

DEPARTURES
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.000
0.000
0.049
0.014
0.063
0.028
0.035
0.028
0.028
0.014
0.042
0.007
0.000
0.000
0.034

0.342

TOTALS
Ave.
GFA

No.
Days

1
1
4
4
4
4
4
4
4
4
4
4
4
4
1
1

2950
2950
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
3581
2950
2950

Trip
Rate

0.000
0.034
0.035
0.077
0.042
0.119
0.056
0.070
0.063
0.049
0.042
0.070
0.021
0.000
0.000
0.034

0.712

This section displays the trip rate results based on the selected set of surveys and the selected count type (shown just
above the table). It is split by three main columns, representing arrivals trips, departures trips, and total trips (arrivals
plus departures). Within each of these main columns are three sub-columns. These display the number of survey days
where count data is included (per time period), the average value of the selected trip rate calculation parameter (per
time period), and the trip rate result (per time period). Total trip rates (the sum of the column) are also displayed at the
foot of the table.
To obtain a trip rate, the average (mean) trip rate parameter value (TRP) is first calculated for all selected survey days
that have count data available for the stated time period. The average (mean) number of arrivals, departures or totals
(whichever applies) is also calculated (COUNT) for all selected survey days that have count data available for the stated
time period. Then, the average count is divided by the average trip rate parameter value, and multiplied by the stated
calculation factor (shown just above the table and abbreviated here as FACT). So, the method is: COUNT/TRP*FACT. Trip
rates are then rounded to 3 decimal places.
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Sites at Wickhambrook, Suffolk
Land Promotion Report
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Report No. 1012.0001/LPR/2

Project Name : Sites at Wickhambrook, Suffolk
Project Number : 1012.0001
Drawn By : LS
Approved By : WF
Scenario : Site 3 Route Allocation (Resi)
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Project Name: Sites at Wickhambrook, Suffolk
Project Number: 1012.0001
Drawn By: LS
Approved By: WF
Scenario : Site 2 Route Allocation (resi)
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Project Name : Sites at Wickhambrook, Suffolk
Project Number : 1012.0001
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Heritage Impact Assessment
Land at
Wickhambrook
Newmarket
Suffolk
(SHELAA reference WS195, WS191, WS192)

67 Westway
Wimbotsham
King’s Lynn
Norfolk PE34 3QB

John Selby

07708 995 491
John.selby@hotmail.com

10th December 2020

Heritage Impact Assessment: Land at Wickhambrook (SHELAA ref. WS195, WS191, WS192)

___________________________________________________________________

Executive Summary
This Heritage Impact Assessment (HIA) was commissioned by Rapleys LLP on behalf of
E.T. Claydon and Sons to prepare a preliminary heritage impact assessment for three sites
in Wickhambrook as part of the West Suffolk Strategic Housing and Economic Land
Availability Assessment (SHELAA). These comprise:


(WS195)15 hectares of land lying to the east of Gaines Hall



(WS191) 9.1 hectares of land lying to the north of Back Lane



(WS192) 1.3 hectares to the south of Back Lane

Additionally, a site for the potential future expansion of ET Claydon businessnorth of
WS195 has been reviewed also.
The purpose of the HIA is to identify the heritage assets likely to be affected by the
proposal, to assess their significance and the contribution made by their setting to that
significance. The resulting Assessment informs the Concept Proposal in preparation.
The selection of affected heritage assets follows the advice contained in Historic England’s
The Historic Environment and Site Allocations in Local Plans: Historic England Advice Note
3. Definitions of ‘heritage asset’, ‘setting’ and ‘significance’ are as contained in the glossary
(appendix A) to the National Planning Policy Framework and assessment follows the
guidance contained in Historic England’s advice notes: The Setting of Heritage Assets: and
Managing Significance in Decision-Taking in the Historic Environment.
The HIA concludes that the proposed development of parts of the sites could be harmful to
the setting of designated and non-designated heritage assets. Development of the areas
identified as ‘sensitive’ would cause significant levels of harm not only to the setting of
heritage assets but also to the wider countryside setting. Whilst this level of harm might be,
in terms of the NPPF, ‘less than substantial’, the level of less than substantial harm would
still be high. The HIA also identifies areas of opportunity, where development of
appropriate design could proceed without harming heritage assets.
The HIA provides a broad assessment of the sites. Any subsequent planning applications
which result will require full heritage statements to support their detailed proposals.
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1.0

Introduction

1.1

I have been instructed by Rapleys LLP on behalf of E.T. Claydon and Sons to
prepare a preliminary heritage impact assessment (HIA) for three sites in
Wickhambrook as part of the West Suffolk Strategic Housing and Economic Land
Availability Assessment (SHELAA).

1.2

This Assessment is the result of a desk-top survey and is not a fully comprehensive
heritage statement. Much of it is based on information contained in the Suffolk
Heritage Environment Record (SHER) and the statutory list of buildings of special
architectural or historic interest. The three sites are shown below:

Location of future
expansion area for ET
Claydon business
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2.0

Methodology

2.1

The purpose of this heritage impact assessment (HIA) is to provide an understanding
of the important heritage assets of the study area and their value and the potential
impact of the development of the three sites. It identifies the significance of historic
assets and their setting and assesses the harm which may arise from the cumulative
effect of the development, as well as identifying potential opportunities.

2.2

The HIA follows the advice contained in Historic England’s The Historic Environment
and Site Allocations in Local Plans: Historic England Advice Note 3. The intention is
to ensure that the Concept for Wickhambrook sets out a positive strategy for ‘the
conservation and enjoyment of the historic environment, in which the desirability of
sustaining and enhancing the significance of heritage assets should be considered
(NPPF paragraph 126)’. The HIA advises how development can avoid or minimise
conflict between the conservation of identified heritage assets and development,
taking into account an assessment of the significance of the heritage assets (NPPF
paragraph 129).

2.3

To this end, a four step approach has been adopted, following Historic England’s
guidance:


STEP 1
Identify which heritage assets are affected by the potential site
allocation Informed by the evidence base, local heritage expertise and, where
needed, site surveys



STEP 2
Understand what contribution the site (in its current form) makes to the
significance of the heritage asset(s) including:
Understanding the significance of the heritage assets, in a proportionate manner,
including the contribution made by its setting considering its physical surroundings,
the experience of the asset and its associations (e.g. cultural or intellectual)
Understanding the relationship of the site to the heritage asset, which is not solely
determined by distance or inter-visibility (for example, the impact of noise, dust or
vibration)
Recognising that additional assessment may be required due to the nature of the
heritage assets and the lack of existing information
For a number of assets, it may be that a site makes very little or no contribution to
significance.



STEP 3
Identify what impact the allocation might have on that significance,
considering:
Location and siting of development e.g. proximity, extent, position, topography,
relationship, understanding, key views
Form and appearance of development e.g. prominence, scale and massing,
materials, movement
Other effects of development e.g. noise, odour, vibration, lighting, changes to
general character, access and use, landscape, context, permanence, cumulative
impact, ownership, viability and communal use
Secondary effects e.g. increased traffic movement through historic town centres as a
result of new development
5

Heritage Impact Assessment: Land at Wickhambrook (SHELAA ref. WS195, WS191, WS192)

___________________________________________________________________


STEP 4

Consider maximising enhancements and avoiding harm through:

2.4

Step 5, involving the determination of whether the proposed sites are appropriate in
light of the NPPF’s tests of soundness forms a conclusion.

2.5

The identification of the heritage assets likely to be affected involved an initial desk –
top assessment using The National Heritage List for England, the Suffolk Historic
Environment Record and old maps. This initial ‘wide search’ excluded buildings and
structures, unless they boarded the sites or appeared as landmarks.

2.6

A similar approach was used to identify non-designated heritage assets. Buildings
occurring on nineteenth century maps were added to the search and assessed in
accordance with the following criteria:










Is it the work of a particular architect of regional or local note?
Does it have landmark quality, or contribute to the quality of recognisable spaces, by
virtue of its function, location, age, design or features?
Does it provide a good example of a particular type or form of building or of an age,
architectural style, building construction or design, which is locally rare?
Does it contribute to the character of an area or to the setting of the local scene by
forming a focal element in a group, park, garden or other townscape or landscape, or
by sharing particular architectural form or details with other buildings nearby?
Has it significant historic associations with local people or past events?
Does it individually or as part of a group, serve as a reminder of the gradual
development of the settlement in which it stands, or of an earlier phase of growth?
Does it contribute to the character or appearance of a conservation area?
If the structure is associated with a designated landscape, such as walls, terracing or
minor garden buildings, is it of identifiable importance to the historic design?
Has it received an award in recognition of the quality of its architectural design or
other significance from a body of recognised local, regional or national standing?

2.7

Having identified the heritage assets, the next step involved identifying the
significance of the heritage assets in a proportionate manner. This included forming
an understanding of the historic context of the site and its contribution to the setting
and overall significance of the heritage assets.

2.8

The impact of development on the identified significance was then discussed and the
level of harm identified and the degree to which harm could be minimised and
enhancement maximised.

2.9

The initial draft HIS was issued on the 25th August 2020 to inform the emerging
Concept for Wickhambrook.
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3.0

Historical Context

3.1

Wickhambrook is described as ‘a large village in a pleasant vale of a
rivulet…including many widely scattered farm houses and the hamlets of Aldersfield
Green…Genesis Green…Boyden End…Attleton Green and Clopton’.1 Indeed this
scattered parish contained eleven greens, some of which have since expanded or
coalesced. The description, written in 1855 also notes that one of the three manors
then in existence (there were originally four) was Gaines Hall, owned by Mrs Sparke.
The Hall is shown on Hodskinson’s map of1783, as is the scattered nature of the
settlement.

3.2

The scattered form is shown some sixty years later on the 1840 parish tithe map.
Boyden End

Nunnery Green

Gaines Hall

Attleton Green

3.3

1

Successive maps through the nineteenth century and the first half of the twentieth
show relatively little change. A row of houses are shown along the eastern side of
Bunters Road on the 1958 map, opposite the site, but little change apart from that.
Estate development arrived during the 1960s and the 1970 map, which shows
Nunnery Green and Boyden Close, north-west of Bunters Road and small cul-desacs as at Coltsfoot Green (Coltsfoot Close) and Thorns Corner (Thorns Close) or
short rows of detached houses as at Attleton Green.

Whites Directory & Gazetteer of Suffolk 1855 p.814
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3.4

A comparison between the aerial photographs of 1945 and 2018 shows the impact of
the development of Nunnery Green on the scattered historic landscape.

WS191

WS191
WS192

WS192

3.5

Development has progressed slowly and generally in the form of small groups of
houses, adding to the hamlets and greens rather than overwhelming them. The
exception was the development of Nunnery Green. Its original extent is shown on
the 1840 tithe map with a triangular section on the north side of Back Lane

3.6

Though this fragment of the original green has been built upon, its outline and edge
are still apparent and it appears as an archaeological site on the county historic
environment record (SHER WKB049).
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4.0

WS195

4.1

This site is a field which slopes gently from north-east to south west. It is bounded
on its north side by a long, modern access road, off Bunters Road, leading to an
agricultural machinery business adjacent to Gaines Hall, a grade II listed buildings.
The site’s eastern boundary id formed by the B1063, Bunters Road and on its south
side by the lane leading to Attleton Green, a hamlet lying in a valley to the southwest. The western boundary if formed by the lane to Gaines Hall and its
outbuildings.

The site from its north-east corner
(Junction of B1063 and access road)

Heritage Assets
4.2

The site is not in a conservation area. Wickhambrook Conservation Area covers the
church end of the village, which is sited to the south-east, distant from Gaines Hall.

6
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Location of future
expansion area for ET
Claydon business
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4.3

There are five listed buildings in close proximity to the site, all grade II:

1.

Gaines Hall

2.

Attleton Green Farmhouse

The manor of Gaynes Attilton, one of the 3 manor halls of
Wickhambrook. The lands were held by the De Bures family
from the time of Edward I. Robert de Bures had the lordship
and obtained a grant of free warren in 1314 and the manor
remained in the De Bures family until 1361 when it came
into the ownership of Sir Richard de Weldegrave. It
remained in this family until 1554 when it was sold to
Humphrey Mosley. A fire affected the sale at this time and
the present house was probably built after this date. A C16
timber-framed and plastered house. 1 storey and attics. The
windows are partly double-hung sashes with glazing bars
and partly casements. Roof thatched, with 2 gabled
dormers

A C17 timber-framed and plastered house. Renovated in
the C20. Two storeys. C20 casement windows. Roof tiled.
The interior has exposed timber-framing and a central C17
fire place.
3.

Butler’s Hall, Attleton Green
A C17 timber-framed and plastered house with
a C20 gabled cross wing added at the east
end. 2 storeys. The windows are mainly C20
casements with glazing barn but there are a
number of original windows with diamond
shaped mullions. Roof thatched, with a red
brick chimney stack of 2 hexagonal shafts on
a square base. The interior has exposed
timber-framing.

4.

Woodlea & West Cottage, Attleton Green
Formerly the workhouse, a C17 timber-framed
and plastered building. Built on an L shaped
plan. 1 storey and attics. Casement windows.
Roofs thatched, Woodlea has a lower roof line
than West Cottage. There are 2 gabled
dormers.

5.

Gaines Cottage, Bunters Road
An early C19 timber-framed and plastered
house. 2 storeys. 2 window range on the front
and 1 window range on each end, doublehung sashes with glazing bars. The ground
storey windows have panelled shutters. There
is a central doorway with a hooded porch.
Roof slate.
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4.4

Of the above listed buildings, three are along the edge of the site: Gaines Hall,
Gaines Cottage and Woodlea. Butler’s Hall and Attleton Green Farmhouse are
further west along Attleton Green lane and would be less affected by the
development of the site.

Non-Designated Heritage Assets
4.5

6.

7.

There are three buildings/structures along the west side of Bunter’s Lane, close to
the site, which are of local interest and may be considered as non-designated
heritage assets. (These are numbered 6, 7 and 8 on the map on page 5 above).
Jasmine Cottage & adjoining cottage

Bullock’s Mill
The Site

8.

Ebenezer Methodist Chapel

These appear on C19 maps. The white
rendered cottage is the earliest part and
may date from the C18 and was
possibly thatched originally. Jasmine
Cottage to the south is red brick with
gault brick detaining and is probably
early C19.
These were the first buildings to be seen
on Bunters Road, travelling south, until
the 1950s. They are still the first
buildings on the west side of the road.
They connect the built-up area on the
east side with the open countryside on
the west.
Situated north of the petrol filing station,
this is the site of a former corn windmill.
It appears on the Suffolk Historic
Environment Register (SHER WKB
009), and described as follows:
‘Small post mill with roundhouse,
demolished circa 1914. The piers and
parts of the walling remain covered by
bushes. There were two spring and two
common sails, one pair of stones in the
head and a fantail. First mapped in
1836 and demolished in 1909.’

The Primitive Methodist Chapel was
built in 1850 and is located at the
junction with the lane to Attleton Green.
Both chapel and windmill are shown on
the 1904 map.

The Site
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Setting & Significance
4.6

The setting of a heritage asset is defined in the National Planning Policy Framework
as:
The surroundings in which a heritage asset is experienced. Its extent is not fixed and
may change as the asset and its surroundings evolve. Elements of a setting may
make a positive or negative contribution to the significance of an asset, may affect
the ability to appreciate that significance or may be neutral.

4.7

Significance is defined in the NPPF as:
The value of a heritage asset to this and future generations because of its heritage
interest. That interest may be archaeological, architectural, artistic or historic.
Significance derives not only from a heritage asset’s physical presence, but also
from its setting.

4.8

In other words, it not simply the visual aspect of views to and from the heritage asset
which defines its setting, it is also the manner in which the asset may be experienced
and understood. The significance of a heritage asset may derive from its setting as
much as its intrinsic heritage value.

4.9

Gaines Hall is the listed building most likely to be affected. Its setting is in a shallow
valley amongst its former farm buildings, some of which are now used for the
engineering business, together with recently constructed additions. The group is
visible from Bunters Road and the view down to them is significant and is ‘softened’
by trees and hedges. The view along the road looking to the south with the pair of
cottages at the roadside is also significant, announcing the arrival in Wickhambrook.

4.10 Gaines Hall itself is of high significance because of its age and history and its
significance is enhanced by its relative isolation. Its setting is one of the many
groups of farmsteads which give the parish its overall form. It is part of a historic
landscape.
4.11 This open view is shared by the roadside cottages and traveling south, beyond the
field gate, the setting becomes more enclosed, dwellings on the east side of the road
and gradually a thickening hedge on the west with views of the site and glimpses of
Gaines Hall farm complex.
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4.12 Gaines Cottage has views across the site to Gaines Hall, but further south, down the
hill, the view gradually becomes dominated by the group of buildings around the
village shop/petrol filling station and the bushes hiding the remains of Bullock’s Mill.

4.13 At this point Thorns Corner forms another cluster of buildings with the Methodist
chapel forming a significant visual stop. The lane leading west to Attleton Green is
hedge lined and essentially rural. Yet another cluster of buildings at Mole Hill adds
to the historic settlement pattern, before the edge of Attleton Green is reached.

View to Mole Hill with the site on the right

4.14 Here, the cluster of buildings still
retains the historic form, though the
‘green’ was once probably more
extensive and extended northwards
towards Gaines Hall (the 1885 map
on the right hints at this).
4.15 In summary, the setting of the
heritage assets results not simply
from views to and from them, but
also their contribution to the historic
form of the settlement. Each cluster
of buildings is separate and only
where amalgamation has occurred,
as at Nunnery Green, is the
significance of the setting lost.
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Heritage Impact Assessment

4.16 The development of large areas of arable fields in the close vicinity of heritage
assets will perhaps inevitably create some conflict. Whilst change need not
necessarily result in harm, the scale of the proposed development will result in some
harm to the setting of a number of designated and non-designated heritage assets.
Mitigation must ensure that the level of harm which results is, in terms of the NPPF,
‘less than substantial’ and the level of less than substantial harm can be outweighed
by the public benefits which result from the proposed development.
4.17 This heritage impact assessment can only view the proposed allocation in broad
terms, explaining the areas and views which are sensitive. The full impact of any
development on the setting of heritage assets and the wider historic landscape can
only be properly assessed when formal planning applications are made. The
intention at this stage is to inform the master planning process which will lead
eventually to the planning applications.
4.18 The foregoing section on ‘Setting & Significance’ has identified the importance of
existing landscape and views to the setting of the heritage assets. The following
sketch summarise the potential impact. The historical context is important in
considering the suitability of the site for development. Wickhambrook is a scattered
settlement, traditionally composed of a series of greens and farmsteads with housing
in small groups. The exception to this is the development of Nunnery Green.

Heritage Asset

Historic cluster

Significant view

Sensitive areas
Location of future
expansion area for ET
Claydon business

4.19 The sensitive areas are the places where development could be harmful by
coalescing historic clusters.
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5.0

WS191 & WS192

5.1

The sites (SHELAA reference WS191 and WS192) are located to the north of Back
Lane and to the south respectively. The northern site (WS191) is a field which
stretches from Boyden End eastwards to the housing which fronts the north side of
the lane. It faces Back Lane on its south side and open fields to the north, from
which it is separated by hedgerow and tree belt.

WS191 looking north

The western edge of WS191 at Boyden End looking east

5.2

The second site (WS192) lies on the south side of Back Lane and runs southwards
to the B1063, Bunters Road. It comprises part of a small fiels with Boyden End
Stables to the west and Boyden Close (part of a mid-twentieth century housing
estatae) to the east

WS192 looking east to Boyden Close
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Heritage Assets
Designated Heritage Assets
5.3

1.

There are three listed buildings in close proximity to the site, all grade II:

Boyden End Cottages

Situated behind a tall roadside hedge and obscured from
public view.
A C17 timber-framed and plastered house. 1 storey and
attics. There is a C20 addition on the south-east end. The
windows are casements with glazing bars. Roof thatched,
with 1 gabled and 2 sloping roofed dormers. The interior
has exposed timber-framing.

2.

Boyden End Stables
A C17-C18 timber-framed and plastered house with a red
brick gable end. Added to in the C19. Renovated in the
C20. 1 storey and attics. Double-hung sash windows with
glazing bars. A C20 glazed porch projects on the front. Roof
tiled (C20), mansard (formerly thatched), with 2 gabled
dormers.

3.

High Barns
A C17 timber-framed and plastered house, restored in the
C20. 2 storeys and attics. Casement windows. Roof
thatched, hipped, with 1 dormer window and a red brick
diagonally shafted chimney stack.
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5.4

There are a further five grade II listed buildings more distant. The Poplars,
Beechwood House, The United Reformed Church are all along Meeting Green with
Gaines Hall south-west of site WS192, across Bunters Road.

4.

The Poplars

5.

Beechwood House

6.

United Reformed Church

7.

Clematis Cottage

An early C19 timber-framed and plastered house. 2 storeys.
3 window. range, double-hung sashes with glazing bars, in
cased frames. The doorway has a latticed porch. Roof
slate, hipped.

An early C19 timber-framed and plastered house. 2 storeys.
5 window range, double-hung sashes with glazing bars.
There is a 6-panel door with the upper panels glazed and a
semi-circular fanlight set in a wood portico with plain pillars.
Roof slate, hipped.

Chapel, built in 1743 by the local congregation of
Independents; later Congregationalist; became the United
Reformed Church in 1972. In red brick, with an admixture of
blue bricks, laid in Flemish bond; slate roof, fully hipped;
plain flat pilasters at the corners.
Adjoining the chapel on the left is a single-storey Sunday
School building in matching materials: said to date from
c.1813, with late C19 alterations.
A C19 vestry added to part of the back of the chapel and a
C20 extension to the Sunday School building.

A C17-C18 timber-framed and plastered house, partly
rebuilt in brick, colourwashed. 1 storey and attics.
Casement windows. Roof thatched, with 1 dormer window.

8.

Gaines Hall

The manor of Gaynes Attilton, one of the 3 manor halls of
Wickhambrook. The lands were held by the De Bures family
from the time of Edward I. Robert de Bures had the lordship
and obtained a grant of free warren in 1314 and the manor
remained in the De Bures family until 1361 when it came
into the ownership of Sir Richard de Weldegrave. It
remained in this family until 1554 when it was sold to
Humphrey Mosley. A fire affected the sale at this time and
the present house was probably built after this date. A C16
timber-framed and plastered house. 1 storey and attics. The
windows are partly double-hung sashes with glazing bars
and partly casements. Roof thatched, with 2 gabled
dormers.
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Non-Designated Heritage Assets
5.5

The Greyhound Inn is situated on the roadside along Back Lane to the east of site
WS191. It appears on the 1885 map and is a two storey red brick building with a
slate roof. To the west is a single storey former outbuilding.

Site WS1

Setting & Significance
5.6

The three listed buildings at Boyden End form a group and are experienced as part
of a historic hamlet, marking the entrance to Wickhambrook on its western side.
They are distinctly separate from the main settlement, being linked by the narrow
Back Lane, which itself retains historic interest.

5.7

They are of high significance as listed buildings having historic, architectural and
aesthetic value and their significance is enhanced by their hamlet setting. The
setting is one of the many groups of farmsteads which give the parish its overall
form. It is part of a historic landscape.

5.8

The group of designated heritage assets, which are sited to the east of site WS191,
are strung along the west side of Meeting Green to which the land gently slopes.
The group of heritage assets are distinctly separate from Nunnery Green and form
part of the rectangular Meeting Green as shown on the 1885 map below.

WS191
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5.9

This sense of separateness is reinforced by two rows of mature hedges, including a
row of poplar trees, running almost parallel to each other at and just to the east of the
boundary of site WS191.

WS191

Greyhound Inn

5.10 It is further reinforced by the mature boundary hedges to the individual properties
along Meeting Green. The result is that the setting of these heritage assets is
distinct and the twentieth century development of Nunnery Green does not affect
their setting.
5.11 Closer to the site, the non-designated ‘Greyhound’ public house has visual
significance hard on the roadside and historic and communal values. It sits on the
edge of Nunnery Green and its modern setting links it to the houses to the southwest.
Heritage Impact Assessment
5.12 The three listed buildings most likely to be affected by the development of the two
sites are Boyden End Cottages, Boyden End Stables and High Barns. They form a
distinct historic group at the end of Back Lane, which narrows considerably as it
approaches them travelling west. This historic group is important in considering the
suitability of site WS191 for development. Wickhambrook is a scattered settlement,
traditionally composed of a series of greens and farmsteads with housing in small
groups. The exception to this is the development of Nunnery Green, but Boyden
End is a significant survivor.
5.13 Site WS192 seems less constrained by heritage assets. It is sited south-east of
Boyden End, from which it is clearly separated. It sits adjacent to the twentieth
century housing on the north-east side of Bunters Lane and shares views with these
properties across the fields towards Gaines Hall, a listed building. Development of
this site would not result in harm to the setting of Gaines Hall or Boyden End.
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5.14 The site links with WS191 to the north at the latter’s least sensitive point, though it
does form a part of the historic edge of Nunnery Green, described above. The
following sketch summarise the potential impact of development of both sites

5.15 Particularly sensitive is the west end of site WS191 around Boyden End. This could
harm the setting of heritage assets and the historic form of the settlement.
Development which requires highway improvement to this narrow lane would also be
harmful to its character which forms part of the setting of the heritage assets. The
views along the lane are essentially rural in appearance.
5.16 The remainder of the site is less sensitive and an extension to the existing built-up
area is possible without causing substantial harm. To mitigate its impact, a hard
edge to development should be avoided, with soft landscaping to minimise its
impact.
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6.0

Conclusion

6.1

The National Planning Policy Framework (2019) identifies the protection and
enhancement of the historic environment as an important element of sustainable
development and establishes a presumption in favour of sustainable development in
the planning system (paragraph 11). The NPPF also states that the significance of
heritage assets can be harmed or lost by development in their setting. Paragraph
200 states that proposals which preserve those elements of the setting that make a
positive contribution to, or better reveal the significance of the heritage assets should
be treated favourably.

6.2

Paragraph 192 of the NPPF requires local planning authorities, in determining
planning applications, to take account of “the desirability of sustaining and enhancing
the significance of heritage assets’. Paragraph 194 states that any harm to, or loss
of, the significance of a designated heritage asset from development within its setting
should require clear and convincing justification’ and paragraph 193 advises that
when considering the impact on the significance of designated heritage assets, great
weight should be given to their conservation.

6.3

Paragraph 197 states that “The effect of an application on the significance of a nondesignated heritage asset should be taken into account in determining the
application. In weighing applications that affect directly or indirectly non designated
heritage assets, a balanced judgement will be required having regard to the scale of
any harm or loss and the significance of the heritage asset”. Paragraph192 urges
local planning authorities to take account of the positive contribution that the
conservation of heritage assets can make to sustainable communities including their
economic vitality; and the desirability of new development making a positive
contribution to local character and distinctiveness.

6.4

It is clear that the proposed development of the allocated land east of Gaines Hall
Lane (WS195) could be harmful to the setting of designated and non-designated
heritage assets, as could the area for future business expansion to the north.
Similarly, the proposed development of sites WS191 & WS192 could also be
harmful. The less harmful of the two sites is WS192 and site WS191 is particularly
sensitive at its western end.

6.5

Whilst it may not be possible to avoid all harm, it is possible to ensure substantial
harm is avoided. The level of less than substantial harm should be justified and
mitigated to ensure that the public benefits which accrue far outweigh the level of
harm caused. In this case much mitigation will result from the creation of distinct
areas of development, a modern iteration of the historic clusters, helping to
assimilate new development into an historic settlement pattern and reinforcing local
distinctiveness. The implementation of a landscaping scheme will be crucial. To that
end, it is important to ensure that ‘structural landscaping, particularly tree and hedge
planting, takes place at the earliest opportunity to allow it to establish before any
development takes place.
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BROADBAND AVAILABILITY STUDY
Introduction
This report relates to the planning promotion of three parcels of land that have been identified in the West
Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA). These sites may be
considered suitable for development by the local Council when they consider site allocations as part of the
plan process.
The land parcels considered in this report are shown on the attached plan and referenced as:
 WS191 - 9.1 ha of land to the north of Back Lane;
 WS192 - 1.3 ha of land to the south of Back Lane; and
 WS195 – 15 ha of land to the east of Gaines Hall.
This report has been prepared in order to assess the availability of broadband services to the proposed
development sites and the potential impact of the proposed development on the level of broadband
provision in the area.
Mapping information (where included) has been provided by the statutory authority providers within the
vicinity of the proposed development site. The mapping information provided only shows the supply
authority network. Private networks are not shown and may be found to be present on site.
This report has been prepared as a desktop study and is provided for information only.
Proposed Development
The master plan for the land parcels is still under consideration, however, for the purposes of this report the
following allowances were made:




Approximately 50 market and affordable dwellings;
The possibility of 10-15 self-build plots; and
A mix, or separate elements of, small incubator commercial workspace/office units/flexible office
space/community hub.

In terms of provision for the proposed developments, the residential elements are likely to be sufficiently
served by FTTC (fibre to the cabinet). Depending on the business activities to be undertaken, the
commercial units would probably benefit from the provision of FTTP (fibre to the premises). However, it is
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noted that the provision of FTTP would most likely prove a beneficial selling point to future occupiers of
both the commercial and residential offering.
Fibre Broadband Providers
In terms of possible service providers to approach regarding the installation of infrastructure to the area, for
FTTC it is limited to BT or Virgin Media. Virgin Media is currently unavailable in the Wickhambrook area.
For FTTP, there are several providers nationwide:
Hyperoptic – offers speeds of up to 1 Gbps. It is largely limited to larger towns and cities and coverage is
currently fairly limited. It is not available in this area.
BT - BT has the largest FTTP network, with around 900,000 premises covered by fibre broadband up to
1Gb. BT plans to expand the coverage to three million premises by 2020, and 20 million premises by the
mid- to late-2020s. BT Openreach offers the best option for achieving FTTP to this area.
UFO (Sky & TalkTalk) – UFO is a project from Sky and TalkTalk and is currently limited to York, but there
are plans to roll it out to other cities. This is not available in this area.
Based on this location, BT is the only viable fibre broadband provider to approach regarding this proposed
development.
Existing BT Services
The mains record information can be procured for the site to show where the existing BT Openreach
infrastructure is located.
We use a specialist firm to provide this information in a cost effective and timely manner. The cost to
procure this information will be £107.11 (quote appended).
Given the current stage of planning of the scheme, we have not yet procured this information as it is a level
of detail for further down the site planning process. It would inform of possible diversionary works and offer
guidance on likely origins for the incoming services.
If required, we can order the mains records for analysis and inclusion in this report.
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Current Broadband Provision
A search of the area using the BT Openreach Fibre Checker service shows that all of the land parcels in
question can be served by FTTC – fibre to the cabinet. Although new infrastructure will need to be
provided as the land is currently green field.
FTTC offers download speeds of up to 80 Mbps and consist of fibre to a local cabinet with copper cables
run to each premises/dwelling. Realistic speeds are likely to be around 60-65 Mbps.
Faster broadband would take the form of FTTP – fibre to the premises. FTTP offers download speeds of
up to 1 Gbps and consists of a full fibre installation to each premises/dwelling.
BT Openreach do not currently have any plans to upgrade to this service in this area. However, they have
committed to rolling out their FTTP coverage significantly over the coming years, so that could change.
Refer to the results of the BT Openreach Fibre Checker study undertaken 29th September 2020 appended
below.
Possible Future Provision
For residential developments of more than 19 homes, BT Openreach will install FTTP for free.
The site must be registered with BT Openreach. In order to register the site with BT Openreach it is
necessary for the developer/client to enter into a legally binding contract with BT Openreach, which will
then instruct BT to commence planning and build activity to provide FTTP to the site.
If plans change and the developer/client wishes to terminate their contract with Openreach, Openreach
may seek to recover damages. These damages will be concerned with recovery of their costs associated
with design, planning and any infrastructure works undertaken.
If the proposed plans consisted of 19 or fewer dwellings, then BT Openreach would undertake a network
assessment to determine which technology is most viable to provide to the site. This may or may not be
FTTP.
Given that this development is likely to consist of circa 70 new dwellings, as well as commercial units, these
proposals should prove sufficient for BT Openreach to accelerate their roll out of FTTP to the area.
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Unfortunately, I have been unable to glean any timescales from BT, however, they are committed to
providing this service for free to developments such as this.
Next Steps
Register the Site – once the site is ready to progress and a masterplan is in place, the site should be
registered with BT Openreach as soon as possible to allow Openreach time to plan for FTTP roll-out to the
area. This will enter the developer into a contract with BT Openreach for provision of these services.
Community Fibre Partnerships – In order for communities to speed up provision of fibre broadband or
provide faster broadband in their areas, BT Openreach offer Community Fibre Partnerships. Through
these partnerships, Openreach work with local communities to build customised fibre solutions. A joint
funding arrangement is put in place, meaning Openreach contribute some of the costs and the community
funds the rest. The first step is to register the community’s interest with Openreach, then they will make
contact to discuss the requirements and options. Costs and timescales would have to be determined with
Openreach if this is an avenue the developer/community wish to pursue.
Provision of FTTP to Gaines Hall (CB8 8YA):
Gaines Hall’s postcode is currently served by FTTC infrastructure.
I have attempted to determine from BT Openreach when they plan to roll out FTTP to this area but have not
managed to get any clear information. BT appear to be very guarded about sharing their roll out plans.
They also state that, due to the complex nature of the network and for various reasons, their plans do
change.
The client can register their interest in getting FTTP via the BT Openreach webpage, which will feed into
Openreach’s roll out plans and dates.
The website to register interest is: https://www.openreach.com/fibre-broadband/fibre-for-home.
It’s worth noting that if the proposed development of circa 70 new dwellings in the area goes ahead, then
BT Openreach will provide free FTTP to the local area. It should then be straightforward for the residents
of Gaines Hall to apply for FTTP, as it would be for other local residents too.
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Conclusion
The proposed sites can already be served by FTTC fast broadband provision via the existing infrastructure
in the local area.
However, the scale of these proposals are sufficient for BT Openreach to undertake the installation of FTTP
infrastructure to the site.
Once FTTP infrastructure is delivered to the development parcels, it will then be available for the local
community to apply for and access. It is likely that this development would bring FTTP to the area far
sooner than would otherwise happen as part of BT Openreach’s roll out as this is a rural area of low
density.
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PROPOSED LAND PARCELS – WS191, WS192 & WS195
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BT OPENREACH FIBRE CHECKER RESULTS
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70076601 – Three Sites at Wickhambrook
Openreach Fibre Checker Results – as at 29th September 2020
For sites WS191 & WS192 - Based on CB8 8XX (Boyden End House)

For site WS195 – based on CB8 8XY (Claydon Drills)

For Gaines Hall – based on CB8 8YA
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RECORD INFORMATION PROCUREMENT QUOTATION
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Summary of your utility search details:
Site Name

Wickhambrook

Site Ref

70076601

Address

Bunters Road, Newmarket, CB8 8XY, CB8 8XY

Postcode

CB8 8XY

Grid Ref

E 574082

N 255484

Area Covered

+
−

Map

Satellite

Map data ©2020

Options Selected

Terms of Use

Options Selected

Gas

X

Independent utilities search ‐ inc non‐chargeable searches

X

Water

X

Harlaxton

X

Sewer

X

UK Power Distribution

X

Electric

X

BT

✔

Coal Authority search

X

3rd Party searches

✔
Other Options

Cable / Fibre searches inc non‐chargeable searches

X

Plans by post

X

Virgin Media

X

CAD Pack

X

Vodafone

X

CAD OS mapping

X

Smart pdf

X

Instant Access Plans

X

Legge, Angela
From:
Sent:
To:
Subject:
Attachments:

enquiries@cornerstoneprojects.co.uk
01 October 2020 08:43
Legge, Angela
Underground Utilities Search - Wickhambrook / 70076601
70076601 Wickhambrook.pdf

Thank you for your request for a quote for an underground utilities search for the above site (details attached).
We confirm the cost of this will be as follows (+VAT):
Item
Fee
Our Search Fee
£107.11
Cost of plans from utility companies
£0.00
Overall total
£107.11
These costs include all of the search options you have selected.
We will not proceed with this search until we have received your approval by return of this email.
We pride ourselves on a high quality, rapid service at low cost - if you have received a cheaper comparable quote
elsewhere please let us know!
Should you have any queries regarding the above please contact us.
Thank you for your interest.
Kind regards,
Cornerstone Projects Ltd
91 Market Street, Hoylake, Wirral, CH47 5AA
0151 632 5142
Please help us further emphasise our great service and spread the word about Cornerstone Projects Ltd.
Could we ask you to be so kind and leave a review on Trustpilot by clicking
https://uk.trustpilot.com/evaluate/cornerstoneprojects.co.uk
Thank you in advance for your support.
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BT OPENREACH CORRESPONDENCE
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Legge, Angela
From:
Sent:
To:
Subject:

Legge, Angela
29 September 2020 10:57
Dashmeet Kaur
RE: SI C26432887 Form 7214-157719 - Fibre Broadband Availability

Good morning,
My concern about registering the site via the link is that it “is NOT an enquiry” and I would be entering the client
into a “legally binding contract (New Sites Contract) with Openreach to install FTTP infrastructure”.
This is very early stage for the site and the client does not yet have planning for the site. The availability of
Broadband and its speed is part of the discussion around and case for the proposed development and its scale.
I’m seeking to understand if this development could bring the superfast broadband plans for the area forward and
thus benefit the area as whole. I am looking to make an enquiry and start a conversation, not enter into a contract
for a site that is not yet masterplanned.
There are several schemes in this area that could impact on roll out plans, but none are ready for legally binding
contracts for the provision of broadband.
Thanks and regards
Angela
Angela Legge MEng CEng MIET MCIBSE
Principal Engineer

Part time – my work days are Tuesday to Thursday

T+ 44 1223 342 118
M+44 7980 691 704
62-64 Hills Road, Cambridge
CB2 1LA

From: Dashmeet Kaur <sifibreenquiriesmop@openreach.co.uk>
Sent: 28 September 2020 10:30
To: Legge, Angela <Angela.Legge@wsp.com>
Cc: sifibreenquiriesmop@openreach.co.uk
Subject: Re: SI C26432887 Form 7214-157719 - Fibre Broadband Availability

Hello Angela,
Thank you for contacting us.
Please be advised you can register your site by visiting this below mentioned site:https://www.openreach.com/fibre-broadband/fibre-for-developers/registering-your-site
Kind Regards,
1

Dashmeet Kaur
Fibre Enquires Team
Openreach
Web: openreach.co.uk
We build and maintain the digital network that enables more than 600 providers to deliver broadband to
homes, hospitals, schools and businesses large and small. Our engineers work in every community, every
day, because we believe everyone deserves decent and reliable broadband.
This email contains Openreach information, which may be privileged or confidential. It's meant only for the individual(s) or entity named above. If you're not the
intended recipient, note that disclosing, copying, distributing or using this information is prohibited. If you've received this email in error, please let me know
immediately on the email address above. We monitor our email system and may record your emails.
Openreach Limited
Registered Office: Kelvin House, 123 Judd Street, London WC1H 9NP
Registered in England and Wales no. 10690039

-----Original Message----From: noreply.openreach@formwize.com
Sent: Fri, 25 Sep 2020 13:38:18 +0000
To: sifibreenquiriesmop@openreach.co.uk
Cc:
BCc:
Subject: Form 7214-157719 - Fibre Broadband Availability - Customer
Survey ID 7214
Ticket No 157719
Entered 25-Sep-20 02:38 PM
1) Your name:

Angela Legge - WSP
2) Name or number of your property:

Developer query
3) Street name:

Queen Street
4) Postal town:

Cowlinge
5) Post code:

CB8 9QD
6) The phone number where you would like broadband, if available:

7) What date do you move into the premises? (If you already live here please input todays date)
2

B

ARBORICULTURAL REPORT
CONTENTS:
1. INTRODUCTION
2. TREE SURVEY
3. RECOMMENDED TREE WORK
4. ARBORICULTURAL IMPLICATIONS & IMPACT ASSESSMENT
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Length A-B:
Bolted mixed species hedgerow

1. INTRODUCTION

KEY

Length B-C:
Mixed species hedgerow

'A' category trees and 'lightly' managed hedgerows

Ash

Background: LSDP were appointed to prepare an Arboricultural Survey & Report to inform the design
process and satisfy Local Authority requirements in respect to preliminary development proposals for
three sites in Wickhambrook. The report is based on survey information collected in August 2020.

'B' category trees and 'lightly' managed hedgerows

The Sites: The three sites comprise areas of mostly arable farmland and are identified on the West
Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA) map:

Length C-D:
Bolted mixed species hedgerow

1. Site 191 comprises an irregularly shaped field that adjoins the northern edge of the existing
settlement; in general terms the land is bordered by arable land to the north and by a mixture
of public highway and neighbouring domestic curtilage to the south. The west and eastern
edges of the site are shorter and adjoin a mix of agricultural land and domestic curtilage.

'B' category 'intensively' managed hedgerows
'C' category trees and 'lightly' managed hedgerows

Ash

C

'C' category 'intensively' managed hedgerows

A

2. Site 192 is a small, regular shaped field adjacent to site 191; the two are separated by Back
Lane, which borders the north-east edge of this site. To the east the land is adjoined by
residential settlement associated with Boyden Close, to the south-west by the B1063 / Bunters
Road and to the east by a field that is in non-arable use.

Edge of buffer - contains 'Root Protection Area'
(RPA)

D
D1

3. Site 195 borders the south-west edge of the existing settlement and comprises three arable
fields and the Claydon Drills site. The land is bordered to the east and south by public highway,
punctuated by three small clusters of existing settlement. To the north and north-west, the site
adjoins open arable land and to the south-west, the grounds of Gaines Hall.

Tree / hedge to be removed to
accomodate access and visibility splay

Length L-A:
Combination of mixed native
hedgerow and evergreen garden
hedge

2. TREE SURVEY

Areas proposed for buffer / screen planting - refer
to JBA drawings
Length D1-E:
Bolted mixed species hedgerow

1

Gesyns Cottages

Generally: Most of the vegetation recorded is associated with traditional arable field boundary
hedgerows; in some areas, particularly those adjoining existing residential curtilage, there are
piecemeal plantings of non-native species tree screens, hedges, and domestic trees.

1:1000
20m

L

New Highway access points should be located to minimise the extent of necessary hedge
removal, particularly where they affect bolted hedgerows, or hedgerows with significant trees.
Notwithstanding this, where such works affect hedge sections that are currently intensively
managed, the impact may be satisfactorily minimised, by translocating existing sections and /
or planting new sections of replacement hedgerow.

Removal of trees: The ‘southern’ development areas (i.e. those within site 195) will be served by a
new highway access and it will be necessary to remove part of the existing hedgerow on either side of
the access, to accommodate visibility splays. The ‘northern’ development areas (i.e. those within sites
191 and 192) would potentially be served by three new highway accesses, which similarly would require
the removal of adjacent hedge sections.

Proximity of development to existing trees / hedgerows: The layout of the development proposal
takes account of the constraints and recommendations set out in the previous section and allows
adequate space around retained hedgerows and trees to allow ‘default’ protection measurements to be
implemented as per BS5837: 2012.

Bolted mixed species hedgerow

M

L

Cultural /
Conservation
Value

Landscape
Value
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40+ B2
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Dense hedge length, managed at low hight
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L

L
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Managed leyland cypress hedge on edge of neighbouring domestic
curtilage.

40+ C2

Leyland cypress

c1-c2 Immature native hedgerow

Y

L
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Recently established mixed native species hedge bodering highway verge 40+ C2

c3-c4 Immature native hedgerow
c5-d Mixed s pecies hedgerow
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d1-d2 Bolted mixed species hedgerow
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d3-d4 Bolted mixed species hedgerow
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Bolted mixed species hedgerow
with ash

M

L

M

M

Recently established mixed native species hedge bodering site access
Dense length of managed roadside hegde, managed at low hight
Hedgerow bordering rear of neighbouring domestic curtilage.
Predominatly lapsed coppice field maple
Bolted hedge, faceed up to approx 3m. Occasional lapsed coppice field
maple and ash forming canopy trees.
Bolted mixed hedgerow faced up to 3m height, with ash trees froming
canopy above.

d4-d5
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Recently planted hathorn hedge on edge of domestic cutilage.

40+ B2

Wes tern red cedar
Privet
Mixed s pecies hedgerow
Mixed s pecies hedgerow
Mixed s pecies hedgerow
Mixed s pecies hedgerow
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Bolted mixed species hedgerow
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k1-m Bolted mixed species hedgerow

M

L

M

M

Managed hedge on edge of domestic cutilage.
Managed hedge on edge of domestic cutilage.
Dense hedge length, managed at low height
Dense hedge length, managed at low hight
Dense hedge length, managed at low hight
Dense hedge length, managed at low hight
Bolted hedge, faceed up to approx 3m. Occasional lapsed coppice field
maple and ash forming canopy trees.
Bolted hawtorn hedge, faced up to approx 3m. Occasional lapsed-coppice
field maple forming canopy trees.
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M

L

M

M

d7-d8
d8-d9
e-f
f1-g
h-i
i1-i2
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Bolted hawthorn

Bolted hawtorn hedge with occasional lapsed coppice ash and field
maple forming canopy trees.
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40+ B2

M

L

M

L

Naturally generated thicket and scrub on site of former windmill

40+ B2

Naturally generated thicket associated with partially filled pit. Includes
areas of partially colapsed crack willow

40+ B2

Small wooded area associated with former pond / pit, bordered by bolted
hedgerows and covered with naturally generated native trees / scrub

40+ B2

NOTES & ABBREVIATIONS:
Age Class: Y (Young) – Les s than 1/3 of life completed, M (Middle Aged) 1/3 - 2/3 of life completed, M (Mature) – more than 2/3 of life completed, OM (Over
Mature) - more than 2/3 of life completed and declining, V (Veteran) – Veteran trees have no precise definition but are trees considered to be of biological
aesthetic or cultural value because of their age.
PhysiologArb / Landscape / Cultural Value: H = High value (A category); M = Moderate value (B Category) L = Low value (C category)
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The retention of the existing vegetation will help to integrate the development into the landscape and
the proposal includes measures to maintain and further augment the traditional pattern of enclosure.

Hedgerows

General observations

Potential self build
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development
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8

The hedgerows in question have all been managed at a low height with narrow profiles and whilst their
removal will have an adverse impact, this can be satisfactorily mitigated, within a short time frame, by
establishing new hedge planting behind the splays. The northernmost access (serving site 191) would
also require the removal of some ash trees growing out of the hedge; these are not particularly
substantial trees and are in poor physiological condition, due to Chalara ash die-back. The development
proposal allows provision for extensive new tree and hedge planting and as such, the loss of existing
trees will be more than adequately mitigated.
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It is recommended that new canopy trees are allowed to develop by selecting and coppicing
some of the field maple stalls in the hedgerows and allowing them to regenerate as multi-stem
trees. New hedgerow standards should also be introduced, including oak and small-leaf lime
(in lieu of ash). The buffer areas should be locally increased to 10m where new hedgerow
standards are planted, to accommodate future growth.

Length G1-H:
Mixed species hedgerow

N



Buffer spaces are indicated on the drawing; these are based on 5m from the face of hedgerows
and locally increased to 10m adjacent large existing trees. These areas accommodate ‘Root
protection areas’ and future growth.

Ash

YD
E



Where it is not feasible to form a buffer space to domestic curtilage then development should
be arranged to so that hedgerows are retained within communal / ‘public realm’ frontage areas;
e.g., separated from main plot curtilage by shared private drives. Measures should also be put
in place for ongoing and consistent management, again so the hedgerow is less vulnerable to
piecemeal intervention.
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Ideally allow a buffer space between proposed domestic curtilage and hedgerows, i.e. to
discourage typical piecemeal interventions that occur; e.g. removing sections adjoining
gardens to improve views, or allow planting of evergreen hedges / erection of fences etc. The
buffer space should be wide enough to allow for maintenance access.
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The remnant arable field boundary hedgerows are in variable condition and contain only a small number
of hedgerow standard trees; they are nonetheless significant landscape elements within this context
and it is recommended that they be incorporated into the development layout as part of a ‘landscape
framework’ applying the following principles:
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‘C’ Category Trees (Trees of low quality with an estimated remaining life expectancy of at
least 10 years, or young trees with a stem diameter below 150mm): The majority of the nonnative trees recoded in the survey are associated with piecemeal interventions, which are of
no special arboricultural, landscape, or conservation value. Some particularly the larger conifer
and poplar screens have reached a size that they are having an eroding effect on the traditional
appearance of local field enclosures.
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‘A’&’B’ Category Trees (Trees of high and moderate quality, with an estimated remaining
life expectancy of at least 40 years and 20 years respectively): The remnant hedgerows are
traditional landscape elements, which contribute to local landscape character, provide
screening, enclosure and wildlife habitat. They are accordingly recorded as ‘A2/3’. or ‘B2/3’
category (High, or moderate, landscape or cultural value). Most of the hedgerow trees are
graded the same as the hedgerows they for part of. The only exceptions are a small number of
trees that are obviously more, or less important than the hedgerow.
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BS5837: 2012 Categorisation: The vegetation was appraised in accordance with BS5837: 2012 and
relevant information salient to the initial development proposal was collected.
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‘Redundant’ hedgerows: For want of a better term, these are former hedgerows located in
areas where the adjacent land use has changed or fallen into neglect; apparently resulting in
reduction of management interventions. The hedgerows in these areas have bolted and
become fragmented and are now forming fragmented clumps of mostly unmanaged trees and
bushes.
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‘Lightly’ managed hedgerows: These are hedgerows that have a wider, looser profile and have
either not been topped, or have been partially cut, allowing lapsed coppice growth - particularly
ash and field maple – to form multi-stem canopy trees.
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‘Intensively’ managed hedges: These are of low height; most are managed at approx 2m or
lower and have been regularly cut to form dense, even profiles.
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The traditional hedgerows are in variable condition, but can be divided into three broad categories:
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The hedgerows, with a handful of exceptions, hold a very small stock of ‘hedgerow standard’ trees; i.e.
single-stem canopy trees such as maidens (uncut) trees, or pollards, and given the preceding factors
the survey is referenced to hedge lengths and boundary areas, rather than individual trees; this is also
to ensure they are considered as consistent landscape elements and to encourage their incorporation
into the development proposals as part of an augmented landscape framework that complements and
mitigates the proposed use.
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36

Overall, the character of the arable landscape to the north and west of Wickhambrook has been
significantly affected by 20th century field amalgamation / hedgerow loss. Remnant field boundary
hedgerows are generally recognised as a key landscape feature that should be retained / enhanced,
where possible.
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4. ARBORICULTURAL IMPLICATIONS & IMPACT ASSESSMENT
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New Highway access points should be located to minimise the extent of necessary hedge
removal, particularly where they affect bolted hedgerows, or hedgerows with significant trees.
Notwithstanding this, where such works affect hedge sections that are currently intensively
managed, the impact may be satisfactorily minimised, by translocating existing sections and /
or planting new sections of replacement hedgerow.
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Where it is not feasible to form a buffer space to domestic curtilage then development should
be arranged to so that hedgerows are retained within communal / ‘public realm’ frontage areas;
e.g., separated from main plot curtilage by shared private drives. Measures should also be put
in place for ongoing and consistent management, again so the hedgerow is less vulnerable to
piecemeal intervention.
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Ideally allow a buffer space between proposed domestic curtilage and hedgerows, i.e. to
discourage typical piecemeal interventions that occur; e.g. removing sections adjoining
gardens to improve views, or allow planting of evergreen hedges / erection of fences etc. The
buffer space should be wide enough to allow for maintenance access.
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The remnant arable field boundary hedgerows are in variable condition and contain only a small number
of hedgerow standard trees; they are nonetheless significant landscape elements within this context
and it is recommended that they be incorporated into the development layout as part of a ‘landscape
framework’ applying the following principles:
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‘C’ Category Trees (Trees of low quality with an estimated remaining life expectancy of at
least 10 years, or young trees with a stem diameter below 150mm): The majority of the nonnative trees recoded in the survey are associated with piecemeal interventions, which are of
no special arboricultural, landscape, or conservation value. Some particularly the larger conifer
and poplar screens have reached a size that they are having an eroding effect on the traditional
appearance of local field enclosures.
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‘A’&’B’ Category Trees (Trees of high and moderate quality, with an estimated remaining
life expectancy of at least 40 years and 20 years respectively): The remnant hedgerows are
traditional landscape elements, which contribute to local landscape character, provide
screening, enclosure and wildlife habitat. They are accordingly recorded as ‘A2/3’. or ‘B2/3’
category (High, or moderate, landscape or cultural value). Most of the hedgerow trees are
graded the same as the hedgerows they for part of. The only exceptions are a small number of
trees that are obviously more, or less important than the hedgerow.
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‘Redundant’ hedgerows: For want of a better term, these are former hedgerows located in
areas where the adjacent land use has changed or fallen into neglect; apparently resulting in
reduction of management interventions. The hedgerows in these areas have bolted and
become fragmented and are now forming fragmented clumps of mostly unmanaged trees and
bushes.
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BS5837: 2012 Categorisation: The vegetation was appraised in accordance with BS5837: 2012 and
relevant information salient to the initial development proposal was collected.
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‘Lightly’ managed hedgerows: These are hedgerows that have a wider, looser profile and have
either not been topped, or have been partially cut, allowing lapsed coppice growth - particularly
ash and field maple – to form multi-stem canopy trees.

It is recommended that new canopy trees are allowed to develop by selecting and coppicing
some of the field maple stalls in the hedgerows and allowing them to regenerate as multi-stem
trees. New hedgerow standards should also be introduced, including oak and small-leaf lime
(in lieu of ash). The buffer areas should be locally increased to 10m where new hedgerow
standards are planted, to accommodate future growth.
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‘Intensively’ managed hedges: These are of low height; most are managed at approx 2m or
lower and have been regularly cut to form dense, even profiles.
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The traditional hedgerows are in variable condition, but can be divided into three broad categories:

Buffer spaces are indicated on the drawing; these are based on 5m from the face of hedgerows
and locally increased to 10m adjacent large existing trees. These areas accommodate ‘Root
protection areas’ and future growth.
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The hedgerows, with a handful of exceptions, hold a very small stock of ‘hedgerow standard’ trees; i.e.
single-stem canopy trees such as maidens (uncut) trees, or pollards, and given the preceding factors
the survey is referenced to hedge lengths and boundary areas, rather than individual trees; this is also
to ensure they are considered as consistent landscape elements and to encourage their incorporation
into the development proposals as part of an augmented landscape framework that complements and
mitigates the proposed use.
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Overall, the character of the arable landscape to the north and west of Wickhambrook has been
significantly affected by 20th century field amalgamation / hedgerow loss. Remnant field boundary
hedgerows are generally recognised as a key landscape feature that should be retained / enhanced,
where possible.
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Length c-c1:
Leyland cypress

Generally: Most of the vegetation recorded is associated with traditional arable field boundary
hedgerows; in some areas, particularly those adjoining existing residential curtilage, there are
piecemeal plantings of non-native species tree screens, hedges, and domestic trees.
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2. TREE SURVEY
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3. Site 195 borders the south-west edge of the existing settlement and comprises three arable
fields and the Claydon Drills site. The land is bordered to the east and south by public highway,
punctuated by three small clusters of existing settlement. To the north and north-west, the site
adjoins open arable land and to the south-west, the grounds of Gaines Hall.
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2. Site 192 is a small, regular shaped field adjacent to site 191; the two are separated by Back
Lane, which borders the north-east edge of this site. To the east the land is adjoined by
residential settlement associated with Boyden Close, to the south-west by the B1063 / Bunters
Road and to the east by a field that is in non-arable use.
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c3

1. Site 191 comprises an irregularly shaped field that adjoins the northern edge of the existing
settlement; in general terms the land is bordered by arable land to the north and by a mixture
of public highway and neighbouring domestic curtilage to the south. The west and eastern
edges of the site are shorter and adjoin a mix of agricultural land and domestic curtilage.
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The Sites: The three sites comprise areas of mostly arable farmland and are identified on the West
Suffolk Strategic Housing and Economic Land Availability Assessment (SHELAA) map:
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Background: LSDP were appointed to prepare an Arboricultural Survey & Report to inform the design
process and satisfy Local Authority requirements in respect to preliminary development proposals for
three sites in Wickhambrook. The report is based on survey information collected in August 2020.
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Removal of trees: The ‘southern’ development areas (i.e. those within site 195) will be served by a
new highway access and it will be necessary to remove part of the existing hedgerow on either side of
the access, to accommodate visibility splays. The ‘northern’ development areas (i.e. those within sites
191 and 192) would potentially be served by three new highway accesses, which similarly would require
the removal of adjacent hedge sections.
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The hedgerows in question have all been managed at a low height with narrow profiles and whilst their
removal will have an adverse impact, this can be satisfactorily mitigated, within a short time frame, by
establishing new hedge planting behind the splays. The northernmost access (serving site 191) would
also require the removal of some ash trees growing out of the hedge; these are not particularly
substantial trees and are in poor physiological condition, due to Chalara ash die-back. The development
proposal allows provision for extensive new tree and hedge planting and as such, the loss of existing
trees will be more than adequately mitigated.

Mole Hill

Ash

Fm

f1

Proximity of development to existing trees / hedgerows: The layout of the development proposal
takes account of the constraints and recommendations set out in the previous section and allows
adequate space around retained hedgerows and trees to allow ‘default’ protection measurements to be
implemented as per BS5837: 2012.
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The retention of the existing vegetation will help to integrate the development into the landscape and
the proposal includes measures to maintain and further augment the traditional pattern of enclosure.
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Disclaimer
This report is prepared by Bright Green Environmental for the sole and exclusive use of E.T. Claydon and
Sons, in response to their particular instructions. No liability is accepted for any costs, claims or losses arising
from the use of this report or any part thereof for any purpose other than that for which it was specifically
prepared or by any other party other than E.T. Claydon and Sons. No information provided in this report can
be considered to be legal advice.
The findings of this report are based on the findings of the surveys carried out by Bright Green Environmental
as stated and do not prove or disprove the absence or presence of any protected species. Bright Green
Environmental cannot be held liable in any way for any legal actions brought against the landowner or
developer in connection with this report.

Bright Green Environmental Consultancy Ltd.
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Regent Street, London W1B 3HH
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1

Summary

Site:

Land at Wickhambrook, Wickhambrook, Suffolk

Report Commissioned by:

E.T. Claydon and Sons

Date of Phase 1 Habitat Survey:

12th August 2020 and 18th September 2020

Considerations

Description

Timings and potential impacts

Statutory wildlife sites:

Cavendish Woods SSSI approximately
1.4km south

No impacts are predicted

Non-statutory sites within 2km:

None known

Phase 2 surveys:

Great Crested Newts

Commuting and foraging bats.

Reptiles and Amphibians
Precautionary methods:

Habitat types:

Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207
Regent Street, London W1B 3HH

No impacts are predicted
eDNA tests of adjacent ponds
undertaken April 2019.
Negative results
No direct lighting (during or postconstruction) to the retained mature
trees, new planted trees, boundary
vegetation, ditches or ponds.
Maintaining existing short sward and 2
stage strimming of any longer
vegetation.

Badgers, hedgehogs and other nocturnal
animals.

Escape planks to be secured within any
deep holes or foundations.

Nesting Birds

The removal of the ash tree should be
carried out outside of the bird breeding
season (March to August inclusive), or a
pre works breeding bird assessment
should be undertaken.

Vegetation within the application site comprised of improved grassland, ruderal,
trees and outside of the side but immediately adjacent is a dry field ditch,
hedgerow, and mature trees.
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2

Introduction

2.1 Background
Bright Green Environmental was instructed by Rapleys LLP, on behalf of E.T. Claydon and Sons, to undertake
a preliminary appraisal of ecological matters in relation to the proposed development of three agricultural
land parcels considered within the West Suffolk Strategic Housing and Economic Land Availability
Assessment (SHELAA) - WS191, WS192 and WS195 (referred to collectively as ‘the Site’).
The report has been prepared to support the representations to the Regulation 18 ‘Issues and Options’ West
Suffolk Local Plan consultation, and provide a vision as to how the Site could come forwards.
This report details the findings of an Extended Phase 1 Habitat Survey to identify the potential for presence
of species protected under European Legislation (Conservation of Habitats and Species Regulations 2017, as
amended), UK legislation (Wildlife and Countryside Act 1981; Protection of Badgers Act 1992), and other
priority species and habitats which are a consideration under the National Planning Policy Framework
(NPPF). Where best practice guidelines exist, these have been used to assess the likelihood that individual
species will be present, for example Bat Surveys: Good Practice Guidelines (BCT 2016) and Habitat Suitability
Index for Great Crested Newt (Oldham et al, 2000).
The Natural Environment and Rural Communities (NERC) Act 2006, under Section 41, lists Species of Principal
Importance for Conservation of biodiversity in England (SPIE species). Protected and UK SPIE species are a
material consideration for individual planning consents under the NPPF, which promotes the enhancement
of natural and local environments through planning, and encourages a move towards achieving net gains for
biodiversity where possible (DCLG, 2019).

2.2 Proposed Development
The area (approximately 25.4ha) is a number of agricultural fields, irregular in shape and comprises three
principal areas around the village of Wickhambrook. The proposed sites are identified as WS191, WS192 and
WS195 which are separated by Back Lane and the B1063 respectively. The Site comprises a number of
agricultural fields, as well as the Claydon Yield-o-Meter business which comprises a number of agricultural
buildings, workshops and Nissen huts.
The three sites will comprise of residential, flexible office space and employment uses. The development
proposals for each site are detailed on the submitted concept plans (figure 2.1 and 2.2 below) and is
summarised as follows:
WS195 proposes an area for development comprising potential employment uses including start up units
for local business and flexible office space for community use as well as the potential of a community hub
which would include a gym, café and creche. Within WS195 there is also potential for the expansion of the
existing commercial buildings. Additionally, much of the site would be retained as open space and
agricultural use and buffer planting would be implemented to protect the views to the village.
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WS192 proposes an area for residential development of up to 50 units along with proposed vegetation
planting and areas of open space. This open space is located along the eastern boundary of the site and
would serve as a linear park between the site frontages of the dwellings.
WS191 proposes an area for self- build residential development along the site frontage on Back Lane. The
middle of the site would be retained open land to ensure no impact on coalescence between Wickhambrook
and Boyden End to the north and to maintain the rural character of the village.
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Figure 2.1

Proposed layout of development at WS191 and WS192.
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Figure 2.2

Proposed layout of development at WS195.
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2.3 Scope of Survey
The Preliminary Ecological Appraisal is based on two site surveys, and provides an overview of the likelihood
of protected species occurring on the site as outlined in Figure 2.1. Where no evidence is found, this does
not mean that species are not present, or using the site. Further surveys are only recommended if there is a
significant likelihood that protected species may be present and impacted by the proposed development,
based on the suitability of the habitat and any direct evidence.
The Preliminary Ecological Appraisal does not constitute a full botanical survey or a detailed Phase 2 survey
for protected or notable species.
The protected species assessment provides a preliminary view of the likelihood of protected species
occurring on the site, based on the suitability of the habitat and any direct evidence on the site. It should not
be taken as providing a full and definitive survey of any protected species group. It is only valid at the time
the survey was carried out. Additional surveys may be recommended if, based on the preliminary assessment
or during subsequent surveys, it is considered reasonably likely that other protected species may be present.
It also benefits from a review of previous ecological survey reports in relation to an earlier application for a
new building at the Gains Hall (WS195) as detailed in reports Proposed expansion of Claydon Yieldometer
Ltd. Gaines Hall, Wickhambrook, Suffolk, Ecological Appraisal July 2013 and Addendum August 2014, Mill
House Ecology.
In the assessment impacts the report draws upon the Proposed Concept Plans by Carter Jonas and the
proposed Landscape and Green Infrastructure Strategy Plan produced by James Blake Associates.
Figure 2.1 Site location plan and study area
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3

Survey Methodology

3.1 Habitat Survey
The survey involved a two site survey visits to record and map habitat types and ecological features on the
site. The survey was undertaken in accordance with Guidelines for Preliminary Ecological Assessment
produced by the Chartered Institute of Ecology and Environmental Management (CIEEM, 2012), and the
general principles and methods outlined in the Handbook for Phase 1 Habitat Survey (JNCC 2010). Features
of interest were identified as target notes and included with photographs in Table 4.1 and represented on
the Phase I Habitat Plans in Appendix C.
The potential for presence of protected species was assessed as follows:
Amphibians - Known ponds within 250m of the site (unless ecologically separated by significant barriers)
were assessed for potential to support breeding protected amphibians, such as great crested newts or toads.
Bats - Trees within, and adjacent to, the site boundary were assessed from the ground for potential to
support roosting bats. The buildings were surveyed externally for their potential to support roosting bats.
Habitat was also assessed for foraging and commuting potential, aided by aerial photographs of the
surrounding landscape.
Dormice - Any scrub or woodland areas were assessed for potential to support dormice: Good understorey/shrub layer, arboreal connectivity, and a range of food sources throughout the active dormouse
season.
Reptiles - The presence of suitable reptile habitat was assessed according to the criteria described in the
Herpetofauna Workers’ Manual (Gent and Gibson 1998) and Froglife guidelines (Froglife 1999).
Invertebrates - The site was surveyed for high quality aquatic, dead-wood or other habitats which could be
used by significant assemblages of invertebrates.
Flora and habitats - Habitats and dominant plant species which were identifiable at the time of the survey
were recorded, including Wildlife and Countryside Act Schedule 9 invasive plant species, such as Japanese
knotweed Fallopia japonica and giant hogweed Heracleum mantegazzianum.
Badgers - A visual assessment for setts, hair, latrines, prints, foraging disturbance or other signs of badgers
was undertaken within, and directly adjacent to, the site boundary.
Birds - A visual survey of bird activity and suitable nesting habitat was carried out, to determine if any areas
would be suitable for WCA Schedule 1 birds, Birds of Conservation Concern (BoCC), SPIE or other common
and widespread nesting birds.
Adjacent habitat - Aerial photographs, maps and field observation were used to identify habitats in the wider
landscape which could be impacted by development of the site.
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3.2 Desk Study
3.2.1 Protected Species within 2km.
The previous ecology report included a data search with Suffolk Biodiversity Records Centre in 2013 which
is considered appropriate for use at this promotion stage of the proposed development.
In addition the Multi-Agency Geographic Information for the Countryside (MAGIC) was accessed on 12th
August 2020, to identify the presence bat and great crested newt license records within a 2km radius.
3.2.2 Statutory and Non-Statutory Designated Sites within 2km.
The previous ecology report included a data search with Suffolk Biodiversity Records Centre in 2013 which
is considered appropriate for use at this promotion stage of the proposed development. In addition the
Multi-Agency Geographic Information for the Countryside (MAGIC) was accessed on 12th August 2020, to
identify the presence of statutory and non-statutory designated sites within a 2km radius.
3.2.3 Priority Habitats within 2km.
The Multi-Agency Geographic Information for the Countryside (MAGIC) was accessed on 12th August 2020,
to identify the presence of priority habitats within a 2km radius.

3.3 Surveyor Details
The site survey was undertaken by Tony Hargreaves BSc (Hons) AIEMA Ecologist at Bright Green
Environmental, on 12th August 2020 and 18th September 2020. During the surveys, the temperature was
warm and dry, there was a light breeze (Beaufort scale 1-2), with largely clear skies and good visibility.
The surveyor is an associate member of the Chartered Institute of Environmental Management and
Assessment (AIEMA) and subject to the IEMA Professional Code of Conduct and licensed by Natural England
to survey for bats (2016-20863-CLS) and great crested newts (2016-23214-CLS). He has extensive experience
in undertaking various ecological surveys on behalf of public and private sector clients, throughout the UK.
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4 Results and Discussion
4.1 Site and Habitat Description
The Site is located within the village of Wickhambrook. As detailed earlier the Site is approximately 25.4ha
and is irregular in shape and comprises of 3 separate areas identified as Parcels WS191, WS192 and WS195,
which are separated by Back Lane and the B1063 respectively.
All three parcels directly abut the existing settlement boundary of Wickhambrook. The land use of the Site
is predominantly arable, set across regular field enclosures which become slightly smaller in scale in close
proximity to the settlement edge. In the wider landscape, arable land continues to dominate, with some
small areas of woodland present.
Vegetation on the Site is largely limited to arable land use; field enclosures are defined to a degree by
hedgerows and tree belts however these are fragmented in places, with some of the fields subject to postwar intensification and hedgerow removal. In the wider landscape field boundaries are defined by mature
and continuous hedgerow and also by linear belts of trees and woodland.
WS191
The northern parcel, which extends to approximately 9.1ha comprises entirely agricultural land, is under
arable cultivation. It extends from Boyden End in the north west to Wickhambrook to the south east.
Vegetation is largely limited to the site boundaries with a mixed species native hedgerow along the southern
boundary of this parcel comprises species such as Cornus sanguinea, Corylus avellana, Crateagus monogyna,
Prunus spinosa and Quercus robur. The northern, eastern and western boundaries are defined by mixed
species tree belts, comprising Quercus robur amongst other species. None of this existing vegetation is
subject to Tree Preservation Orders (TPOs). There is very limited field margins between the arable cultivation
and the hedgerows of approximately 2m.
Further residential development lies adjacent to the south-eastern corner of the parcel. The dwellings are
predominantly two storeys in height and set back into the plot with small back gardens. The boundary
treatments of these existing dwellings are low timber post and rail fencing.
Some overhead telegraph wires cross the parcel, with some poles within the parcel boundary.
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Figure 4.1 view across WS191 from west to east towards Wickhambrook.

WS192
WS192 sits in the middle of the sites and extends to approximately 1.3ha comprises wholly agricultural land.
The boundaries are defined by a small area of amenity grass off Boyden Close to the east, the B1063 to the
south and Back Lane to the north. The northern, western and southern boundaries are defined by mixedspecies boundary hedgerows dominated by Acer campestre, Carpinus betulus, Cornus sanguinea, Corylus
avellana and Ilex aquifolium. The hedgerows are generally in combination with a dry field ditch. There is very
limited field margins between the arable cultivation and the hedgerows of approximately 2m.
Figure 4.2 view across WS192 from north to south with adjacent residential properties in Boyden Close.
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WS195
The southern parcel comprises land to the east of Gaines Hall and extends to approximately 15ha. The parcel
encompasses a number of existing agricultural buildings, workshops and Nissen huts as well as areas of
hardstanding for storage and parking. It is made up of a number of smaller arable fields which are divided
by trees and hedgerows, dominated by English Elm (Ulmus procera). The hedgerows are generally in
combination with a dry field ditch. There is very limited field margins between the arable cultivation and the
hedgerows of approximately 2m.
There is an area of improved grassland to the south of the farm yard extending eastwards to a woodland
copse. Some of the arable area to the east of the site is down to wild bird/game cover.
WS195 has planning permission for the erection of 1 no. new weld shop building, 1 no. new assembly and
office building, extension to existing assembly building to provide office space (following the demolition of
5 no. existing buildings) and provision of additional hard surfacing, vehicle parking and comprehensive
landscaping scheme as detailed in DC12 0579FUL for which the previous ecology surveys were undertaken.
Figure 4.3 view across WS195 from existing site access towards Gains Hall.

Extra Parcel immediately north of WS195
This parcel encompasses arable land immediately north of parcel WS195, north of the existing access road
and is seen as potential future expansion and employment for Claydon farm business, and would utilise the
existing access of Bunters Road, B1063. The site is open to the north and west onto adjoining arable land
and enclosed by the B1063 to the east and the existing site access driveway to the south which has a section
of establishing native species hedgerow. The hedgerows are generally in combination with a dry field ditch.
There is very limited field margins between the arable cultivation and the hedgerows of approximately 2m.
Bright Green Environmental Consultancy Ltd.
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Figure 4.4 view across site from B1063 towards Gains Hall
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4.2 Target Notes
Target notes from the survey are detailed in Table 4.1 below and on the Phase I Habitat Map in Appendix
C.
Table 4.1: Target notes and accompanying photos

Target note

Habitat Description

1

The field boundaries of hedgerows and trees
present good habitat for foraging, nesting and
roosting for birds and bats. There are a
number of mature trees that are of an age to
present suitable cavities that may be used for
roosting bats. They also form linear features
within the landscape that would be used for
commuting.

2

Mature oak within the hedgerow to the east
of the existing business site within WS195. It
has a number of cavities that present suitable
roosting opportunities for bats.
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Target note

Habitat Description

3

There are several timber framed and
weatherboarded barns to the south of the
existing business site within WS195 presents
access and roosting opportunities for bats.
These are considered to present low roost
suitability.

4

To the south of the existing business site
within WS195 there is a pond (P1)that
receives run off and surface water. There is
extensive pond weed and is considered to
present poor habitat suitability for GCN. It is
surrounded by the active farm yard area
which does not present suitable terrestrial
habitat. No GCN were identified in 2014
surveys however 11 smooth newts (9 female
2 male) were identified.
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Target note

Habitat Description

5

Within the mature residential garden of Gains
Hall farmhouse is a small pond (P2) which
presents good habitat suitability. A small
population of GCNs (maximum 2 female s
during visit 1, 30/07/14) were recorded
within pond P2 during the 2014 surveys. A
maximum count of 7 adult (5 females 2
males) smooth newts was observed. Three
adult common frogs were observed with
several (7) well developed frog tadpoles.

6

7

Photo

There is a larger pond (P3) just to the south
west of Gains Hall Farmhouse which appears
to have become more established with
aquatic plants since the 2014 surveys. Which
has good water levels and submerged aquatic
plants including watercress, water mint and
bureed, although does have a large fish and
waterfowl population. It is considered to
offer poor habitat suitability for Great Crested
Newts. However given the tussocky grass
surrounding it and the adjacent hedgerow
linking to the garden pond and the extensive
vegetation growth that is likely to provide
some refuge to amphibians it is considered
likely to support GCN.

There is an area of ruderal grassland to the
south of the farm yard extending east, which
is allowed to become long with occasional
ruderal species which provides suitable
habitat for a range of species including
amphibians.
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Target note

8

Habitat Description

Photo

There is an area of ruderal and scrub
vegetation immediately adjacent to the south
of WS191 within a small enclosed field parcel.
Although
outside
of the
proposed
development area it is notable for its habitat
suitability for a range of species.
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4.3 Desk Study
4.3.1 Statutory Designated Sites within 2km
There are no known statutory conservation sites within 2km of the site.
4.3.2 Non-Statutory Designated Sites within 2km
There no known non-statutory conservation sites within 2km of the site.
4.3.3 Habitat types within 2km
The surrounding habitat of the site is predominantly intensive arable farming. There are areas of woodland
including semi natural and ancient woodland, wood pasture and parkland, and good quality semi-improved
grassland.
4.3.4 Protected, Priority, Rare Species within 2km
There are known records of protected species within 2km of the site. The data search provided by the
SBRC identified the following records within 2km of the proposed development site:
Amphibians: No amphibian records exist for the 2km search area around the proposed development site.
Bats: Brown long-eared (Plecotus auritus), common pipistrelle (Pipistrellus pipistrellus) and serotine
(Eptesicus serotinus) records exist for Wickhambrook.
Badger: A single record (corpse) exists for Wickhambrook (TL752537).
Common reptiles: No reptile records exist for the 2km search area around the proposed development site.
Invertebrates: No stag beetle records exist for the 2km search area around the proposed development site.
Schedule 1/notable bird species: Numerous Schedule 1 (e.g. barn owl) and notable bird species have been
recorded from the search area including osprey (Pandion haliaetus) recorded on passage, though none have
been recorded from the application site.

4.4 Potential for Protected Species and Potential Impacts of the Scheme
The site was assessed to identify whether proposed works within the site boundary could impact on
protected or locally rare species, either on the site or within the local area.
4.4.1 Habitats and Species
No protected, BAP, SPIE or locally important plant species were recorded at the site during the survey, which
was carried out at an optimal time of year for botanical surveys.
Arable - Vegetation within the application site comprised predominantly of arable fields.
Improved Grassland - Very limited areas of improved grassland around field margins extending to
approximately 2m in the most part, with a small area of ruderal grassland to the south of the farm yard
extending eastwards. The species present scentless mayweed, smooth sow-thistle, creeping thistle (Cirsium
arvense), field horsetail (Equisetum arvense), wild poppy, cock’s-foot, false oat-grass, creeping buttercup,
bristly oxtongue, curled dock (Rumex crispus), broad-leaved dock, annual meadow grass (Poa annua), fathen, sterile brome, red dead-nettle (Lamium purpureum), wild carrot (Daucus carota), ribwort plantain
(Plantago lanceolata), red bartsia (Odontites vernus), soft brome, Yorkshire fog (Holcus lanatus), dandelion
(Taraxacum officinale agg) and common plantain (P. major).
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Hedgerows – There are mature native species hedgerows around the majority of field boundaries. The
species present include hazel (Corylus avellana), field maple (Acer campestre), hawthorn (Crataegus
monogyna), blackthorn (Prunus spinosa), common dogwood and dog rose (Rosa canina). Some oak (Quercus
robur), ash (Fraxinus excelsior), field maple, elm (Ulmus procera).
Mature Trees – There are mature trees within the field boundaries. The species present include oak, field
maple, ash, elm, hawthorn, leylandii, cherry.
Woodland – There are 2 small areas of woodland which have established around former pits and field
corners of WS195. The species present include oak, ash, willow, hawthorn and blackthorn.
Ruderal – Immediately adjacent to WS191 there is a small enclosed field parcel of ruderal habitat. The
species present is dominated by creeping spear thistle, stinging nettle, broad-leaved dock, bristly oxtongue,
elder, hawthorn.
Ponds – There are three ponds within WS195. The aquatic species present include curled pondweed
Potamogeton crispus, Canadian pondweed Elodea canadensis, duckweed, Lemna sp.
Dry Field Ditches – There are field ditches running in combination with the hedgerows around many of the
field boundaries. There was no evident aquatic vegetation, but a continuation of the terrestrial improved
grass species of the field margins.
No further surveys necessary.
4.4.2 Bats
There are known records of several species of bats within 2km of the site.
4.4.2.1 Roosting Bats - trees
A number of the mature trees within the hedgerows were considered to offer suitable roosting opportunities
for bats. Although the proposals seek to retain all trees and boundary features on the site. So no further
assessment is considered necessary at this stage, should any mature tree removal become necessary further
bat roost assessment of individual trees will be necessary.
4.4.2.2 Roosting Bats - buildings
No buildings are to be affected by the proposed development. However there are two timber frame
buildings within the existing farm yard that are considered to present suitable roost opportunities for bats.
These are both considered to be in a poor state of repair that could potentially be repaired and
refurbished, and measures incorporated to provide enhanced roosting habitat for bats.
4.4.2.3 Foraging and Commuting Bats
The site boundary features which include mature native species hedgerows and mature boundary trees form
linear features that are likely to support high levels of insects and so present suitable foraging habitat and
connectivity to the wider landscape.
The open arable fields are likely to offer some limited foraging opportunity for bat species that feed in open
areas such as common and soprano pipistrelle and noctules.
The proposed development will have a limited impact upon the site’s suitability for bats as no boundary
features are being removed other than a small section for the establishment new access ways, for which
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replacement planting is proposed. The development of arable fields will comprise of a comprehensive
landscaping scheme for the respective proposed mixed-use development.
It is proposed that lighting precautions during and post-construction should be implemented, as detailed in
Section 5, to enable any bats to continue to use the site and its boundaries.
There is opportunity to improve the foraging and commuting potential of boundary features through the
proposed enhancement of existing boundary hedgerows, establishing new hedgerows and woodland such
as around the additional area to the north of WS195, and buffering of these features from development to
increase the width of these ecological corridors. The proposed tree and native hedgerow planting and open
grass areas will provide additional foraging habitat and improved connectivity.
No further surveys necessary.
4.4.3 Reptiles
There no known records of common reptiles’ species in the local area.
The site offers very limited opportunity for reptiles, predominantly within denser grass sward areas along
the boundary hedgerows, areas of improved grass and the area of ruderal/scrub vegetation, these are not
connected to other suitable habitats and the disturbance and risk of predation from domestic cats within
such close proximity to residential dwellings is likely to deter them. The arable fields present limited
opportunity due to the regular disturbance, although there are suitable basking opportunities presented by
the bare ground wheeling’s and stubbles.
The area of ruderal grassland where the new pond is proposed provides suitable foraging habitat, whilst
some stored bricks etc. provide potential hibernacula. The ground where the pond is proposed is heavily
compacted and is considered unsuitable for reptiles for seeking refuge when not foraging or basking. Given
the agricultural landscape, grass snakes are the species most likely to be present, with potential foraging for
amphibians, wildfowl eggs and chicks, small fish associated with the ponds in WS195.
Given the scale of the development being concentrated within the arable field areas and the limited
presence of habitats on site that could support reptile populations it is considered the general precautions
should be followed during construction as detailed in Section 5, to ensure that any potential for harm to
reptiles is avoided.
There is opportunity to improve the habitat for reptiles through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors. The proposed tree and native hedgerow planting and open grass areas will provide additional
foraging habitat and improved connectivity.
No further surveys necessary.
4.4.4 Amphibians
There are 3 ponds within WS195 to the south if the existing farm yard area, these are referenced herein as
Ponds 1, 2 & 3 as per the earlier ecology survey of the site for ease of comparison. The earlier report carried
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out habitat suitability indexing scoring of the ponds as follows Pond 1 scored HSI of 0.22 indicating poor
habitat suitability; Pond 2 scored HSI of 0.78 indicating good habitat suitability and Pond 3 scored HSI of
0.48 indicating poor habitat suitability. Two of these Pond 1 and Pond 2 were surveyed for great crested
newts in 2014. A small population of GCNs (maximum 2 female s during visit 1, 30/07/14) were recorded
within pond P2. A maximum count of 7 adult (5 females 2 males) smooth newts was observed. Three adult
common frogs were observed with several (7) well developed frog tadpoles. In Pond 1 no GCN were
identified during surveys however 11 smooth newts (9 female 2 male) were identified. Given the ponds close
proximity to one another, and the increased vegetation levels in Pond 3 now it has become further
established it is assumed that all three ponds may support GCN, and the small population be counted as one
at the site.
The site offers suitable terrestrial habitat for amphibians in the immediate vicinity of the ponds. The core
area for amphibians around a pond is generally considered to be 100m, within this radius their suitable
habitat in the residential garden, improved grassland around pond 3, the hedgerow and tree line to the west
of the site, hedgerows to the south and east, and the denser ruderal grass sward area that extends eastwards
where the new pond is proposed as part of the existing planning permission landscape scheme.
The existing ponds will not be physically disturbed as a result of the proposed development. Good practice
working methods are proposed and recommendations that would ensure no adverse impacts occur during
the construction phase on amphibians utilising terrestrial habitats, e.g. when moving to breeding ponds in
the spring. The proposed new pond and landscaping of the site will provide significant biodiversity benefits
for amphibians.
General precautions should be carried out, as detailed in Section 5, to ensure that any potential for harm to
other amphibians is avoided, during the construction phase.
There is opportunity to improve the habitat for amphibians through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors. The proposed tree and native hedgerow planting and open grass areas will provide additional
foraging habitat and improved connectivity. As the proposed design develops there is potential to increase
the number of ponds that would support breeding amphibians.
No further surveys necessary.
4.4.5 Water Vole
There are no suitable habitats on or adjacent to the site for water voles, the dry field ditches around field
boundaries are not suitable nor are the ponds.
No further surveys necessary.
4.4.6 Birds
There are significant records of priority bird species within 2km of the site associated with the agricultural
landscape. The previous surveys in 2014 identified yellow hammers, wood pigeons, gold finches and
common whitethroat on the WS195 site. During the 2020 survey a pair of buzzards were identified in trees
Bright Green Environmental Consultancy Ltd.
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to the northern boundary of WS191 and swifts seen foraging over the stubbles. Through personal
observation by Jeff Claydon (applicant) there are known grey partridges on the farm, there are also skylarks
although none have been observed nesting on the fields proposed for development, they are known to nest
on stubbles on large open field parcels to the west of the site away from Wickhambrook.
The site provides nesting and foraging habitat for birds in the trees and boundary hedges, the grassland
habitat presents some foraging opportunity. The arable fields themselves present suitable foraging
opportunities for a range of species. However they are not considered to present suitable ground nesting
habitat due to a number of factors that are likely to deter nesting birds. The fields proposed for development
are all surrounded by mature trees, buildings or telegraph cables which present suitable predator perches.
They are also in close proximity to residential and commercial development which is considered to present
disturbance and increase risk of predation by domestic cats.
The proposed development will have a limited impact upon the sites value for birds as no boundary features
are being removed other than limited removal for the access. Therefore, it is considered that birds use of
the site and boundary features will not be adversely affected by the proposals.
However, any clearance of vegetation as outlined above must be undertaken outside of the breeding bird
season (March to August inclusive). Should it be considered necessary to commence works during this
period, precautionary measures are recommended in advance of the proposed development to maintain
areas to be affected through regular cutting to discourage any nesting activity.
There is opportunity to improve the habitat for birds through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors. The proposed tree and native hedgerow planting and open grass areas will provide additional
foraging and nesting habitat and improved connectivity, for priority species such as Grey Partridge.
No further surveys necessary.
4.4.7 Badger and Fox
No signs of badgers of foxes were identified during the survey. The closest badger sett known to exist is to
the south of the application site at Attleton Green (Jeff Claydon pers obs.) the proposed development will
not significantly affect availability of foraging habitat.
Precautions should be carried out, as detailed in Section 5, to ensure that foxes and other nocturnal
mammals are not harmed during the construction phase (foxes are protected under the Wild Mammals
Protection Act, 1996).
No further surveys necessary.
4.4.8 Dormice
The site is not considered suitable for dormice, due to the lack of a dense hedgerows or woodland habitat.
All hedgerows and trees will be retained, apart from a small amount of removal to achieve suitable access.
No further surveys necessary.
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4.4.9 Hedgehogs or Other Protected, BAP or Rare Species
The site had potential to be used by hedgehogs particularly to the boundary hedges, the field margin and
ditches. No direct or indirect impact is likely if precautions recommended for other nocturnal mammals are
followed.
Should any hedgehogs be discovered works should cease and the individual allowed to disperse of its own
accord. Any individuals in immediate harm should be moved by hand and placed in a suitably sheltered
undisturbed safe position. If there are any concerns during the project the Ecological Clerk of Works (ECoW)
should be called for guidance.
There is opportunity to improve the habitat for hedgehogs through the proposed enhancement of existing
boundary hedgerows, establishing new hedgerows and woodland such as around the additional area to the
north of WS195, and buffering of these features from development to increase the width of these ecological
corridors.
Any fencing used at the site should include hedgehog links: Gaps (10cm x 10cm) every 2m along the base of
the fence which would allow hedgehogs and other wildlife to move between the site and habitats beyond.
No further surveys are recommended.
4.4.10 Invertebrates
The site is considered likely to support common and widespread invertebrate species typical of the habitats
present.
No further surveys necessary.
4.4.11 Non-Native Invasive Species (WCA Schedule 9)
No species that are listed on Schedule 9 of the Wildlife & Countryside Act 1981 were identified during the
survey. Species listed on Schedule 9 of the Wildlife & Countryside Act 1981 should be
treated/removed/disposed of by an appropriately qualified and licensed contractor to ensure legal
compliance and prevent spread of invasive species. Species listed under WCA Schedule 9 should not be
spread or moved to other sites during the clearance process.
No further surveys necessary.
4.4.12 Impact on Designated Wildlife Sites
There are no designated sites nearby which will be impacted by the works. The site does not fall with any
identified Designated Sites Risk Zones. It’s influence outside of the boundaries of the site are considered
extremely limited. It is therefore not considered to have any adverse impact upon any designated sites.

4.5 Limitations and Assumptions
The baseline conditions reported and assessed in this document represent those identified at the time of
the surveys. Although a reasonable assessment of habitats present can be made during the two surveys
undertaken in August and September, seasonal variations are not observed. All areas of the site were
accessible during the surveys.
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5 Recommendations
5.1 Key Recommendations and Further Surveys
•
•

No further surveys are considered necessary at this stage
The findings of this report should only be considered valid for a period 2 years from issue.

5.2 Avoidance/Precautionary Methods
•

Any vegetation clearance should be undertaken outside the nesting bird season (March to August
inclusive), to avoid infringing legislation which protects all nesting birds (WCA 1981). If this is not
possible then works must be preceded by a nesting bird survey. If an active nest is identified, there
will be a delay in this area (and an exclusion zone, as recommended by the project ecologist), until
all young birds have left the nest.

•

To minimise risk of disturbance to potential foraging and commuting bats, during and post
development, any external lighting should be minimised as follows:
•
•
•
•
•
•

•

Any task lighting (during construction) or security lighting on the new building, should not be
directed at boundary vegetation or mature trees.
Any necessary security lighting should be set on short timers and be sensitive to large moving
objects only.
Other lighting around the site should be keep to the minimal feasible level and be directed
downward and shielded to minimise light spillage.
Hoods, cowls or directional lighting should be used to avoid light directed at the sky or towards
boundary vegetation or ditches.
Lighting times should be limited, to provide dark periods.
Low pressure sodium security lights with glass glazing are recommended, as these produce
the least amount of UV light. Avoid white and blue wavelengths of the light spectrum. The
brightness of the lamps should be kept as low as feasibly possible (ILE/BCT, 2007; BCT interim
guidance 2014).

To minimise the risk to any potential reptiles or amphibians, a precautionary methodology should
be adopted with measures likely to include:
•
Any longer sward vegetation, such as that where the proposed pond is located will be
directionally strimmed in two stages to allow any reptiles present to move out of the working
area naturally. These areas will be strimmed initially to a height of 150mm. The direction of
strimming will be selected to encourage the movement of any reptiles present into boundary
habitats which will not be affected.
•
The ground should then be inspected prior to cutting to ground level. If any animals are
present, they should be left to move by their own volition in areas of habitat retained.
•
After a resting period of 2-7 days the vegetation can be removed
•
All vegetation will be removed from the area to prevent potential areas of refuge being
created for reptiles to shelter in.
•
Cutting must take place during the active season April to October.
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•

All open trenches for footings should be back filled on the same day they are excavated.
Where this is not feasible, the excavations should be checked immediately prior to filling.
If any animals are present, they should be left to move by their own volition in areas of habitat
retained.
All building materials should be stored on areas of hard standing (e.g. gravel) and not on areas
of vegetated ground, or they should be stored off the ground on pallets.
All waste materials should be stored in skips which must rest on areas of hard standing to
prevent amphibians or reptiles from seeking refuge.

•
•
•

•

Due to potential for hedgehogs (and other mammals) in the area, any foundations, holes or deep pits
which are left overnight should have a secured plank, or other means of escape for mammals, made
available.

•

In the event a non-native invasive species is identified during the works they should be removed from
the site/disposed/destroyed of at an approved facility, to avoid spread of WCA Schedule 9 species.

If the above recommendation and precautionary measures are followed, then potential impact of the
proposed development on local biodiversity is considered to be minimal.

5.3 Recommended Mitigation and Enhancement
The proposed development would result in the loss of a large area) of arable land with a change of use to
comprise of residential, flexible office space and employment uses. Without a suitable landscape strategy
this loss is considered to be potentially significant.
The proposed Landscape and Green Infrastructure Strategy that has been developed by James Blake
Associates is considered to present a suitable scheme of mitigation and enhancement. The measure
proposed includes:
•
•
•
•
•
•
•
•

Retention of hedges where possible at access points and replacement planting.
Reinforcing field boundary hedgerow.
New native-species hedgerow are proposed to screen development area.
Planting of trees and copses.
Woodland and hedgerow planting around the additional parcel of land to norther of WS195
re-establishing an historic field boundary.
Establishing buffer strips between development area and existing boundaries.
Incorporation of open space and greens within the development areas
Retaining large area of grassland and arable land within WS195 and WS191.
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6

Conclusion

It is considered that, providing the avoidance, precautionary methods, as detailed in Section 5, are
implemented, to protect any potential individuals that may be using parts of the site, the development of
the site can proceed with negligible impact on any protected, SPIE or locally important species.
Providing the proposed opportunities to enhance the site as detailed in the landscape and green
infrastructure strategy plan are incorporated into the proposed development then the site has the potential
to be enhanced from its current state.

If you require any further information in relation to the ecology of the site, please do not hesitate to
contact Bright Green Environmental.
Survey Conducted and Report written by

Tony Hargreaves
Ecological Consultant
Director
Bright Green Environmental
T: 01243 859121
M: 07972 719838
E: tony@brightgreenenvironmental.co.uk
Bright Green Environmental Consultancy Ltd.
Company No: 09047569 Registered Office: 3rd Floor, 207 Regent Street, London W1B 3HH
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Appendix A – Legislation & Planning Policy
Conservation of Habitat and Species Regulations
The Conservation of Habitats and Species Regulations transpose Council Directive 92/43/EEC on the
Conservation of Natural Habitats and Wild Flora and Fauna (Habitats Directive) into English law, making it
an offence to deliberately capture, kill or disturb wild animals listed under Schedule 2 of the Regulations. It
is also an offence to damage or destroy a breeding site or resting place of such an animal (even if the
animal is not present at the time).
Wildlife & Countryside Act
The Wildlife and Countryside Act 1981, as amended by the Countryside and Rights of Way Act (CRoW)
2000 and the Natural Environment and Rural Communities Act (NERC) 2006, consolidates and amends
existing national legislation to implement the Convention on the Conservation of European Wildlife and
Natural Habitats (Bern Convention) and Council Directive 79/409/EEC on the Conservation of Wild Birds
(Birds Directive), making it an offence to:
• Intentionally kill, injure or take any wild bird or their eggs or nests (with certain exceptions) and
disturb any bird species listed under Schedule 1 to the Act, or its dependent young while it is
nesting.
• Intentionally kill, injure or take any wild animal listed under Schedule 5 to the Act; intentionally or
recklessly damage, destroy or obstruct any place used for shelter or protection by any wild animal
listed under Schedule 5 to the Act; intentionally or recklessly disturb certain Schedule 5 animal
species while they occupy a place used for shelter or protection.
• Pick or uproot any wild plant listed under Schedule 8 of the Act.
Sites of Special Scientific Interest (SSSI) are designated under this Act.
Special Protection Areas (SPA) are strictly protected sites, designated under the Birds Directive, for rare
and vulnerable birds and for regularly occurring migratory species.
Natural Environment & Rural Communities Act
The NERC 2006 places a duty on authorities to have due regard for biodiversity and nature conservation
during the course of their operations.
National Planning Policy Framework (NPPF)
The NPPF sets out current government policy on biodiversity and nature conservation and places a duty on
planners to make material consideration to the effect of a development on legally protected species when
considering planning applications. NPPF also promotes sustainable development by ensuring that
developments take account of the role and value of biodiversity and that it is conserved and enhanced
within a development
NPPF replaced PPS9 in April 2012. NPFF works is considered in conjunction with Government Circular
06/2005 Biodiversity and Geological Conservation - Statutory Obligations and Their Impact within the
Planning System.
Biodiversity Action Plans
The UK Biodiversity Action Plan (UKBAP) (Anon, 1995) was organised to fulfil the Rio Convention on
Biological Diversity in 1992, to which the UK is a signatory. A list of national priority species and habitats
has been produced with all listed species/habitats having specific action plans defining the measures
required to ensure their conservation. Regional and local BAPs have also been organised to develop plans
for species/habitats of nature conservation importance at regional and local levels.
Local Structure Plans
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County, District and Local Councils have Structure Plans and other policy documents that include targets
and policies which aim to maintain and enhance biodiversity. These are used by Planning Authorities to
inform planning decisions.
Natural England Standing Advice
Natural England has adopted national standing advice for protected species. It provides a consistent level
of basic advice which can be applied to any planning application that could affect protected species. It
replaces some of the individual comments that Natural England has provided in the past to local
authorities.
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Appendix B – Proposed Landscaping Plans
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ILLUSTRATIVE LANDSCAPE AND GREEN INFRASTRUCTURE STRATEGY
PRECEDENT IMAGES

LANDSCAPE VISION
• The landscape strategy plan sets out the level of strategic planting envisaged for the site in order
to provide a high quality landscape setting and strong green infrastructure framework to the
proposed buildings. The landscape objectives of the Proposed Development include:

Landscape buffer

Potential for linear trim
trail/play facilities

• To create a comprehensive new landscape scheme which integrates with the existing development
in Wickhambrook and the surrounding countryside to the south and west.

(approx. 10m wide
incorporating strategic
planting and Public Open
Space)

Proposed hedgerow Planting

• To develop and enhance the site boundaries as nature conservation habitats for a range of locally
occurring species.
Retained agricultural land

• To enhance the character of the surrounding landscape.
• To establish green corridors / landscape dominated streets that permeate the built form (northsouth and west-east), connecting the site and established residential areas via a series of linked
open spaces to the wider countryside in order to ensure permeability for people and wildlife.

DESIGN FEATURES
01

02

03

04

Potential Expansion Zone

ENTRANCE GATEWAYS
Existing vegetation will be retained wherever possible in order to create a ‘green’
entrance into proposed development areas. Native feature trees will be incorporated
along main spine roads in order to soften the built form in views from the wider
landscape and create an attractive entrance to the development and the village of
Wickhambrook.

Boyden
End

VP6

Proposed Parkland style tree
planting

Proposed
development cell
respects Root
Protection Area of
existing vegetation

TYES/GREENS
Development parcel locations have been informed by the historic settlement pattern
of Wickhambrook with settlement generally nucleated around central greens/tyes. The
strategy plan incorporates retained agricultural land/Public Open Space to prevent the
coalescence of existing tyes.

Potential Location for
SuDS

Existing vegetation
along wider field
boundary provides
logical settlement
boundary

RELATIONSHIP TO CLAYDON YIELD-O-METER
New landscape buffer planting will be incorporated along the northern and western
boundary of Parcel WS195 in order to provide physical screening from the existing and
consented commercial buildings at Claydon Yield-o-Meter.

VP1&2

Meeting Green

Nunnery Green
Potential Location for
SuDS

Potential native
hedgerow, retaining
some views across
agricultural land

INDICATIVE SECTION - WS192 AS SEEN FROM BUNTERS ROAD

Potential Community Orchard

GREEN INFRASTRUCTURE
Save for site access, existing boundary hedgerows and trees will be retained (with
buffers to development), reinforced and brought into regular, long-term management.
This will protect visual amenity and landscape character as well as continuing to offer
commuting and foraging opportunities for wildlife.

VP3&4

Proposed Woodland buffer and
hedgerow

Potential buffer to adjacent
residential dwelling

Buffer/ Vegetattion Planting

Several incidental open spaces are proposed within the development. Groups of native
tree planting within the open spaces will contribute to the local amenity and biodiversity,
as well as providing a green framework for the buildings in local views.

VP5
Retained agricultural land

Multifunctionality is central to the green infrastructure concept and approach. It refers
to the potential for green infrastructure to have a range of functions, to deliver a broad
range of ecosystem services. The Public Open Space as part of the Green Infrastructure
as indicated on the proposals will be ‘multifunctional’, enabling the land to perform
a range of functions, such as the provision for healthy recreation whilst performing
services to alleviate flood risk through the use of sustainable drainage systems. These
functions are not limited to drainage/SUDS and recreation, but also include ecological
enhancement and visual amenity improvement and mental and physical health benefits
for the users.

Access road into Claydon
Yield-o-Meter off the B1063

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Potential Future Expansion
of Claydon Yield-o-Meter
Woodland, hedgerow and
wildflower grassland to be
implemented in conjunction
with consented assembly
building

Recreation Ground

Consented Assembly
Building

Environmental benefits of green space include flood water alleviation, green travel
routes, water purification, cooling temperatures, pollution management and enhancing
biodiversity and ecological and climatic resilience. Green infrastructure contributes to the
reduction of water pollution, through exploiting the natural processes of sedimentation,
filtration and biodegradation to remove pollutants.

Reinstating ‘Augumented
Hedgerow’ to follow
historic field boundary,
extending north. A dense
hedgerow with native
species.

Claydon
Yield-o-Meter

INDICATIVE SECTION THROUGH PUBLIC OPEN SPACE (INCORPORATING SUDS ATTENUATION)

Thorns
Corner
Village Shop

VP10

Setting of Listed Building
compromised by existing
agricultural sheds

Retained agricultural land

Mole Hill
TYPICAL NATIVE TREE PLANTING PALETTE

05

BIODIVERSITY ENHANCEMENT
All strategic planting will incorporate species that are native and locally appropriate to
the area; plant stock will be of local provenance where possible.

VP9

Attleton Green

Marginal plug planting and native buffers will create habitat and foraging opportunities
for local fauna.
06

GREEN LINKS
Green links throughout the development connect areas of public space and link the
development to the wider landscape. New trees and buffers planted strategically around
the development will enhance the connectivity of existing habitats across the site and
within the wider landscape providing dispersal routes for wildlife.

Acer pseudoplatanus

Carpinus betulus

Corylus avellana

Fagus sylvatica

Crataegus monogyna

Tilia cordata

TYPICAL NATIVE SHRUB PLANTING PALETTE
VP20

RECREATIONAL OPPORTUNITIES
Parcel WS192 incorporates Public Open Space along the eastern boundary in order
to create a positive interface between the Site and existing residential dwellings along
Boyden Close.
There is potential to include natural play equipment, for example balancing beams,
stepping logs and timber climbing equipment suitable for a range of ages.

07

Acer campestre

Acer campestre

KEY
Site boundary
Existing trees and hedgerows to be retained and enhanced
90

Existing contour lines and levels
Existing pubic footpath
Listed building
Key views (see accompanying Landscape Statement)

Three Sites at Wickhambrook, Suffolk, WS191, WS192, WS195

Root protection area of existing vegetation

Proposed main access

Proposed development cells

Proposed woodland planting

Proposed public open space with opportunity for attenuation
Proposed public open space
Potential agricultural land to be retained
Proposed Buffer/ Vegetation Planting

Proposed Tree Planting
Proposed Hedgerow Planting
Proposed footpath links
Enhanced green infrastructure links

Corylus avellana

Crataegus monogyna

Euonymous

Ligustrum vulgare

Prunus spinosa

Rev
A

Initials
AS/SK

Date
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Rosa canina
Notes
Amended to correct red line boundary
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Landscape and Green Infrastructure Strategy PlanClient
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Appendix C – Phase I Habitat Plan
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